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Purpose & Summary 

Planning Permission in Principle is sought by Tulloch Homes Ltd & Persimmon Homes 
(East Scotland) Ltd to develop land on the eastern edge of Stirling for a mixed use 
development comprising a number of uses including up to 800 housing units and a 
primary school.  

The application has been referred to the Planning & Regulation Panel by the Council’s 
Planning and Building Standards Manager in accordance with the Council’s scheme of 
delegation procedures since the application proposes a ‘Major’ development as defined in 
The Town and Country Planning (Hierarchy of Development) (Scotland) Regulations 
2009. 

This report forms the Report of Handling for the planning application in compliance with 
the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013.   

Recommendations 

Planning & Regulation Panel is asked to approve the application subject to: 

1. the conditions proposed in Appendix 1; and  

2. a Section 75 Legal Agreement. 



Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

1.1. The site forms part of an allocated Housing, Employment and Retail site (H055, 
B10 and R09) allocated in the Stirling Local Development Plan 2018.  The allocated 
site is also covered by non-statutory supplementary guidance - SG08: South 
Stirling Gateway Masterplan. 

2. Considerations 

The Site 

2.1. The site extends to approximately 37.86 hectares and encompasses the Brucefield 
Family Golf Centre including the golf course, car park and associated buildings, the 
Corbiewood Stadium (a horse trotting track) and agricultural land.  It also includes 
Pirnhall Road from its junction with the A872 (Glasgow Road), opposite the Pirnhall 
Inn, to the junction with the A91 near Corbiewood Stadium.  The site surrounds, but 
excludes, Cat Craig as the site lies to the north, east and south of Cat Craig.  
Existing residential areas of Bannockburn lie to the north of the site with Craigford 
Drive and the amenity land at Milnepark Road to the north and Muiralehouse Road 
to the north east.  The site stretches down to the Pirnhall junction (M9 Junction 9) 
and incorporates most of Pirnhall Road within the site.  A footpath bounds the west 
of the site where beyond that ground levels slope steeply down towards the 
Bannock Burn.  The Bannock Burn flows in an easterly direction beyond the north 
western boundary of the site, around 30m west of the site at its closest point.  

The Proposal 

2.2. The proposal seeks planning permission in principle for up to 800 new housing 
units (25% affordable), local retail/commercial uses, a primary school, a park and 
ride facility, a golf facility all with associated infrastructure, earthworks, landscaping, 
play and open space.  

2.3. Extent of proposed development in relation to allocated site:  The application 
site only forms part of the Local Development Plan allocation H055/R09 for 
Housing and Retail.  The site excludes the following areas which form the 
remainder of the allocation:  

 land to the north and west of Hillhead, south of Croftside Farm (current 
pending application by Bellway Homes Ltd);  

 land south of Corbiewood Stadium, south and east of Pirnhall Road, west of 
A91 (subject to a recent Proposal of Application Notice – PAN-2020-002);  



 land east of Muiralehouse Road, north of Pirnhall Road and west of A91 
(subject to a recent Proposal of Application Notice – PAN-2020-002).  

The site also includes land to the north of Cat Craig and land to the south of 
Pirnhall Road that lie outwith the Local Development Plan allocation H055/R09 for 
Housing and Retail. 

2.4. The site includes the land identified in SG08:  South Stirling Gateway Masterplan 
as the ‘Development Heart’ where a primary school, to serve the development, was 
envisaged as well as a linear park and ancillary commercial uses (newsagents, 
hairdresser etc).  The site also encompasses the land identified in SG08 
Masterplan as a re-designed golf facility such as a putting area and/or driving 
range.  

2.5. This proposal generally conforms to the details of the SG08 Masterplan, but there 
are some significant changes.  Not only are new junction arrangements proposed 
at A872 Glasgow Road and A91 but this proposal does not include the upgrading of 
the existing Pirnhall Road.  Instead, this proposal seeks to only utilise sections of 
Pirnhall Road leaving the majority of it as a pedestrian and cycle way.  A new road 
is proposed to the north of Pirnhall Road to serve the residential development 
within the site.  

Previous History 

2.6. There is a planning application (18/00879/FUL) pending which seeks full planning 
permission for 214 housing units within this site.  The full application, if approved, 
would be considered Phase 1 of this multi-phased development related to the 
planning permission in principle. 

2.7. There is also a planning application (17/00946/FUL) pending which seeks full 
planning permission for 83 houses on land adjacent to this site.  The 83 unit 
application was submitted by Bellway Homes Limited. 

2.8. A Proposal of Application Notice (PAN-2020-002) has been submitted for an 
application that may be submitted in the future relating to the land adjacent to this 
site.  The Proposal of Application Notice was submitted by Stewart Milne Homes, 
The Stafford Trust & The Tough Family. 

2.9. The two applications noted above and the Proposal of Application Notice all relate 
to land which forms part of the Local Development Plan allocation H055/R09 for 
Housing and Retail. 

Consultations 

Scottish Natural Heritage: 

2.10. There are no Sites of Special Scientific Interest or European protected sites 
affected by the proposal. Scottish Natural Heritage note the conclusions of the 
Extended Phase One Habitat Survey. All species of bats are European Protected 
Species and have a high level of legal protection. Scottish Natural Heritage note 
the findings of the Bat Survey and Species Protection Plan and agree with the 
conclusion that a licence to disturb bats should be sought from Scottish Natural 
Heritage. 

Assets, Property & Management: 

2.11. An opportunity to comment on detailed design of all these sites would be welcomed 
when detailed designs are available.  

 

 



Historic Environment Scotland: 

2.12. The principle of development has been established (allocated site in Local 
Development Plan), Historic Environment Scotland highlighted the need to consider 
potential impacts on the two battlefields (Battle of Bannockburn & Battle of 
Sauchieburn) that will be affected. 

2.13. Historic Environment Scotland note that no significant impacts have been identified 
on either of the Inventory battlefields.  However, the assessment does identify 
impacts and therefore any opportunity for mitigation and enhancement should be 
taken in line with the Managing Change in the Historic Environment Guidance Note 
on Historic Battlefields (2016).  This is particularly important when considering that 
there will be a change in the landscape character of the battlefields from large 
areas of open ground to areas of development which is likely to have an impact on 
the character and context of the battlefield landscape.  As the Battlefields guidance 
advises, careful consideration should be given to site selection, development 
layout, building design and landscape design. 

Roads Development Control: 

2.14. No objection subject to conditions including: 1) A91 Road Mitigation - Primary 
Vehicular Access; 2) A872 Road Mitigation - Secondary Vehicular Access; 3) 
Swept Path Analysis; 4) Compliance with Supplementary Guidance - Developer 
Contributions; 5) Waste Collection; 6) Internal Junction Visibility; 7) Street Lighting; 
8) Surface Water Drainage; 9) Park & Ride - Transport Statement; 10) Parking 
Requirements; 11) Safeguarding of Land - A91 Mitigation; 12) Path and Active 
Travel Network; 13) Facilities for Buses - Provision of bus stops and turning 
facilities; 14) Travel Plan; 15) Milton Terrace Road Mitigation; 16) Active Travel 
Network Mitigation; 17) Construction Traffic Management Plan (CTMP); 18) Speed 
Limit (A91); 19) Speed Limit (A872); 20) Ultra-Low Emissions Vehicles (ULEV) 
Charging Strategy; 20) Ultra-Low Emissions Vehicles (ULEV) Charging Points; 21) 
Cycle Parking; 22) Cycle Share Scheme.  

Transport Scotland: 

2.15. Transport Scotland does not propose to advise against the granting of permission 
and no conditions were requested.  It should be noted that Transport Scotland’s 
response was made on the understanding that Stirling Council will make 
appropriate arrangements for developer contributions towards the required 
mitigation at Pirnhall in accordance with the Local Development Plan.  

Housing Strategy & Development: 

2.16. This development proposal will attract an affordable housing contribution and the 
site falls within the "pressured" area of Stirling. As such 25% of the units should be 
developed for affordable housing. 

2.17. Housing Need - The developer should be aware of the Council's Housing Need and 
Demand Assessment (HNDA) which clarifies the types and sizes of market housing 
required in the Stirling area.  The Local Housing Strategy (LHS) and Local 
Development Plan (LDP) both point to the need for 'smaller houses, houses that 
meet the needs of those on low incomes, houses that meet the needs of older 
people and houses that meet the varying needs standards'. 

2.18. The site's location is considered to be appropriate for the provision of affordable 
housing therefore no off-site contribution has been considered.  There is relatively 
high pressure on housing stock in the Bannockburn area. 



2.19. Housing Mix - The types of affordable housing provided would be geared to the 
needs of the local community but are likely to include some houses suitable to the 
needs of older people and people with disabilities. 

The Coal Authority: 

2.20. Taking into consideration the recommendations made in the report by Johnson 
Poole & Bloomer, the Coal Authority consider that further investigations are 
required in order to locate or discount the presence of all recorded mine shafts.  
The Coal Authority have no objections to the proposal subject to the imposition of 
appropriately worded planning conditions to cover these issues.  This is to ensure 
that where recorded mine entries are present, detailed remedial measures are 
submitted.  Conditions reflecting the Coal Authority’s comments have been 
included within Appendix 1.  

Archaeology: 

2.21. Recommend a condition regarding Programme of Archaeological Works. 

NHS Forth Valley: 

2.22. Consulted on 20 December 2018.  To date, no response received. 

Children's Services: 

2.23. Primary Sector:  The development is located within the catchment of Bannockburn 
Primary School.  There is not sufficient space within Bannockburn Primary School 
to accommodate all of the children issuing from the development and as such, 
education mitigation is required.  Calculations based on the current projected 
phasing suggest that a 10 classroom primary school will be required.  The 
developer will be required to pay for the construction of this primary school.  The 
total cost of the build and the associated cost per housing unit will be detailed in 
Stirling Council’s Supplementary Guidance for Developer Contributions.  

2.24. Secondary Sector:  The development falls within the catchment of Bannockburn 
secondary school.  There is not sufficient space at Bannockburn High School to 
accommodate all of the young people issuing from the development and as such, 
education mitigation is required.  The approach taken by Stirling Council, as 
detailed in the forthcoming Supplementary Guidance for Developer Contributions, 
is to build a high school with sufficient capacity to mitigate for all of the known 
housing development planned in the current Bannockburn High School catchment 
area.  All developers will be required to contribute to the secondary mitigation 
proportionately to the size of their development in accordance with the established 
cost per unit.  The Education Authority will ensure that numbers of pupils issuing 
from all developments in the Bannockburn catchment area are monitored and that 
the secondary sector mitigation plan is appropriate and timely. 

Scottish Environment Protection Agency (East): 

2.25. No objection.  Multiple water pipes flowing through the application site.  SEPA 
advise that no built development should be located over these pipes but the 
applicant should seek further information from Flooding (Stirling Council) and 
Scottish Water. 

Air Quality:  No air quality objectives are predicated to be exceeded. 

Bridge & Flood Maintenance: 

2.26. Flooding had no objection to the application on the grounds of flood risk. 

 



Land Services Team Leader: 

2.27. The development should not be served by multiple small play areas as each phase 
comes forward.  The preferred approach would be for possibly two neighbourhood 
play parks to be strategically identified from the outset and for these play parks to 
be initially developed with the phases that come forward, but to be able to be 
further increased in play value content with subsequent housing phases.  The sites 
should be identified from the outset in the overall masterplan and detailed design of 
their phasing agreed.  An early statement should be sought from the developer(s) 
on the mechanism for long term maintenance of all greenspace. 

Service Manager (Environmental Health): 

2.28. Air Quality:  Fugitive dust mitigation measures have been proposed in Table 20 of 
Section 5.1.3 in the REC Air Quality Assessment document AQ104829R1 dated 
November 2018, which are predicted to reduce the residual effect of dust 
generating activities to "not significant".  Environmental Health would require 
implementation of these measures to mitigate dust generation, however these 
measures do not preclude any further actions necessary, should a dust nuisance 
still arise from activities on site. 

2.29. In order to adopt good design principles that reduce emissions and contribute to 
better air quality, Environmental Health recommend the provision of at least 1 
Electric Vehicle (EV) "rapid charge" point per 10 residential dwellings. 

2.30. Land Quality:  The Mason Evans and Johnson Poole & Bloomer reports submitted 
in support of the application acknowledge a number of potential Land Quality 
issues associated with the development of the site including presence of shallow 
underground mining, presence of made ground, adjacent former landfill site etc.  
Whilst some investigation work has been carried out, further investigation is 
required to confirm any remediation required as part of the development of the site.  
Accordingly, it is recommended that the standard Contaminated Land conditions be 
attached to any consent granted for the development. 

2.31. Noise:  (The REC Noise Constraints Assessment (REC Ref: AC104779-1R0 date 9 
October 2018) - Environmental Health found the report to be competent in all parts.  
Should the proposed attenuation measure be adopted, as well the Good Acoustic 
Design principles followed for areas closer to the roads, namely A91 and A872, 
Environmental Health would have no adverse comments on the application.  
However, detailed proposals of the acoustic design and specification of the 
attenuation measures with reference to the site layout would need to be submitted 
to Environmental Health for approval. 

2.32. Regarding changes to ground levels: Environmental Health commented "the 
applicant requires to demonstrate through consultation with the noise consultant 
that a change in ground levels will not significantly change the proposed mitigation 
measures contained in the REC noise constraints assessment ref: AC104779-
1r02". 

Scottish Water: 

2.33. No objection.  

2.34. Water - Sufficient capacity in the Turret Water Treatment Works. 

2.35. Foul - Sufficient capacity in the Stirling Waste Water Treatment Works. 

 

 



2.36. Infrastructure within boundary - Notable public water infrastructure traverses the 
footprint of the development site.  Early engagement with Scottish Water will be 
required to ensure that the asset is fully protected.  Stand-off distances will apply, 
which may impact on any proposed site layouts. 

Sport Scotland: 

2.37. Sportscotland would welcome any suitable golf facilities within this proposal and 
state that, given the capacity at other golf facilities nearby and the low membership 
here, they do not formally object to this proposal.  They also stated that they would 
not object if the potential golf driving range was removed from the proposal.  
Sportscotland’s position follows discussions with Scottish Golf, as the Governing 
Body for golf, and is on the basis that the loss of this facility would not be 
considered to be detrimental to golf provision in this area.  There has been limited 
interaction between the Governing Body and Brucefields – with Brucefields serving 
more as a recreational facility rather than developing the sport of golf. In addition, 
there are a number of other golf clubs in the area which can absorb further capacity 
and offer specific facilities such as a driving range and 9-hole courses. 

Representations 

2.38. Seven letters of comment have been received raising the following points:   

2.39. Allowing public access across and around Cat Craig was an intrinsic objective of 
the Masterplan strategy which can only be achieved through the comprehensive 
assessment of the whole land parcel forming Cat Craig.  “Whilst the principle of 
residential development on the application site is supported, it is considered that 
the exclusion of the area for potential development on the northern end of the Cat 
Craig site is a failure to reflect the objectives of the South Stirling Gateway 
Masterplan”.  The contributor therefore wanted the current application to include the 
area of Cat Craig within the red line boundary to ensure that the overall design 
solution can be successfully achieved and delivered.  

2.40. In response:  The application is assessed on the basis of the submitted red line 
boundary.  It is not appropriate for the planning authority to require additional land 
to be included within the proposal.  Cat Craig is owned by a third party, it is not 
within the control of the applicant and it is not part of the site allocated for 
development within the Local Development Plan.  

2.41. The access onto the A91 is now proposed as a signalised junction rather than a 
roundabout.  Furthermore, the access has moved 50 metres southwards.  One 
contributor objected to the loss of the roundabout which was set out in the council’s 
South Stirling Gateway Masterplan.  One contributor wished to ensure that their 
site’s existing vehicular access is not altered or changed to the objector’s detriment 
by the development proposals.  They raised concerns that a ransom situation could 
arise as a result of the proposed road/junction layout.  

2.42. In response:  Whilst the creation of a ransom strip is a civil matter and not a 
planning matter, this issue has been addressed as far as it relates to ensuring that 
the full allocation can come forward for development.  

2.43. The proposals did not include any practical proposals to enable cycling to key 
destinations or direct routes.  

2.44. In response:  The proposal includes a cycle route through the site in the form of the 
existing Pirnhall Road.  Whilst the applicant can seek to achieve an appropriate 
cycle route through their site, it is not within the remit of a planning application to 
achieve strategic cycle routes over land outwith the applicant’s control.  



2.45. Concern at the nomenclature used for footpaths/paths etc as contributor wished to 
ensure that there was no restriction to the rights granted by the Land Reform 
(Scotland) Act 2003.  Another contributor objected to the application since they 
considered that the connectivity of the development to the wider Bannockburn area 
was lacking.  

2.46. In response:  This application is for Planning Permission in Principle therefore the 
majority of plans submitted in support of the application do not contain the level of 
detail required for a detailed planning application.  Nonetheless, all footpaths etc 
will be constructed in compliance with the Roads Authority requirements.  The 
applicant can only provide footpath links within their application site and cannot 
provide linkages over land outwith their control.  

2.47. The SUDS area was unattractive and ‘the bare minimum’ and that there was little 
description on the type of play areas.  

2.48. In response:  This application is for Planning Permission in Principle therefore the 
majority of plans submitted in support of the application do not contain the level of 
detail required for a detailed planning application.  Nonetheless, the SUDS design 
will need to satisfy legislative requirements as set out by the Council and Scottish 
Environmental Protection Agency (SEPA) and the play design will require council 
approval.  

2.49. Concern that development may increase flooding to the properties at Muiralehouse 
Road.  

2.50. In response:  A Flood Risk Assessment was submitted in support of the application.  
The Council’s Flood team and Scottish Environmental Protection Agency (SEPA) 
were consulted on the application and did not raise any objection.  

Local Development Plan 

2.51. Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended) 
indicates that in making any determination under the Planning Acts, regard is to be 
had to the Development Plan.  The determination shall be made in accordance with 
the Plan unless material considerations indicate otherwise.  The following 
provisions of the Development Plan are considered relevant to the consideration of 
this application. 

2.52. Development Plan policies of relevance include: Primary Policy 1: Placemaking; 
Policy 1.1: Site Planning; Policy 1.2: Design Process; Policy 1.3: Green 
Infrastructure and Open Space; Policy 1.4: Outdoor Sports Facilities; Policy 1.5: 
Green Belts; Primary Policy 2: Supporting the Vision and Spatial Strategy; Policy 
2.1: The 5 Year Effective Housing Land Supply; Policy 2.2: Planning for Mixed 
Communities and Affordable Housing; Policy 2.3: Particular Needs Housing and 
Accommodation; Policy 2.6: Supporting Town Centres;  Policy 2.7: Retail and 
Footfall Generating Uses; Policy 2.8: Sites Suitable for a Mix of Uses; Primary 
Policy 3: Provision of Infrastructure; Policy 3.1: Addressing the Travel Demands of 
New Development; Policy 3.2: Site Drainage; Policy 3.3: Developer Contributions; 
Primary Policy 4: Greenhouse Gas Reduction; Policy 4.1: Low and Zero Carbon 
Buildings; Primary Policy 5: Flood Risk Management; Policy 5.1: Reinstate Natural 
Watercourses; Primary Policy 6: Resource Use and Waste Management; Primary 
Policy 7: Historic Environment; Policy 7.1: Archaeology and Historic Building 
Recording; Policy 7.8: Development affecting Battlefield, Gardens and Designed 
Landscapes; Primary Policy 8: Conservation and Enhancement of Biodiversity; 
Policy 8.1: Biodiversity Duty; Primary Policy 9: Managing Landscape Change; 
Policy 9.3: Landscaping and Planting in Association with Development; Primary 
Policy 10: Forestry, Woodlands and Trees; Policy 10.1: Development Impact on 
Trees and Hedgerows; Primary Policy 13: The Water Environment; Primary Policy 



14: Soil Conservation and Agricultural Land; Primary Policy 15: Tourism and 
Recreational Development. 

2.53. The Stirling Local Development Plan allocates this site for employment/retail (H055 
and R09 South Stirling Gateway) and it is included in the Schedules of 
Development Sites (Housing Sites H055 and Retail Sites R09 - Appendix A of the 
Plan).  

2.54. Supplementary Guidance: Historic Environment (Battlefields) and Flood Risk 
Management and the Water Environment. 

Other Planning Policy 

2.55. Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG03: Green Belt; SG04: Affordable Housing; SG06: Health Care 
Facilities; SG08: South Stirling Gateway Masterplan; SG14: Ensuring a Choice of 
Access for New Developments; SG15: Education Provision; SG16: Developer 
Contributions; SG17: Low and Zero Carbon Buildings; SG19: Waste Management; 
SG23: Introduction to Archaeology in Stirling; SG26: Biodiversity Conservation; 
SG28: Landscape Character Assessments; SG29: Landscape and Planting 
Requirements in New Developments; SG31: Trees and New Development; SG32: 
Trees and the Law; SG34: The Water Environment. 

2.56. Draft Supplementary Guidance - Developer Contributions; Transport and Access 
for New Development.  

2.57. Scottish Planning Policy (2014); Historic Environment Scotland’s Managing Change 
in the Historic Environment Guidance Note on Historic Battlefields (2016); Historic 
Environment Policy 2 of the Historic Environment Policy for Scotland (2019). 

2.58. Planning Advice Note (PAN) 51: Planning, Environmental Protection and 
Regulation sets out the Scottish Executive's core policies and principles with 
respect to environmental aspects of land use planning, including air quality. 

2.59. Planning Advice Note (PAN) 1/2011: Planning and Noise.  

Assessment 

2.60. In assessing a planning application, determination is to be made in accordance with 
the Local Development Plan unless material considerations indicate otherwise.  
The assessment has been divided into relevant issues arising from this proposal 
and assessing these issues against the development plan and relevant material 
considerations.  

2.61. Ground levels/Changes to Topography:  In general, the existing site ground 
levels fall to the north, but the topography is varied with many small hills/ridges and 
several low points within the site.  The existing residential area to the north of the 
site is higher than the site and there is a high ridge of land (Cat Craig) that dissects 
the centre of the site.  

2.62. The site has significant changes in levels across it ranging from 45m AOD to 68m 
AOD and gradients on the site vary from 1:150 to 1:8.  In the northern area 
(Housing Areas 1 and 4 as described on the applicant’s masterplan), the ridge 
between Housing Areas 1 and 2 sits at 66.5m AOD with the land falling to a low 
point of 45m AOD along the northern boundary.  

2.63. The southern area of the site (Housing Areas 2, 3 and the Park & ride site as 
described on the applicant’s masterplan – See Appendix 2) falls from the ridge, 
between Housing Areas 1 and 2, at 66.5m AOD to a low point within the golf course 
(within Housing Area 2) of 46m AOD.  The applicant has stated that in order to 
achieve appropriate drainage, the low point will require to be infilled.  The 



applicant’s Engineering Assessment and Drainage Report provided some indicative 
figures for the volume of earthworks across the site: indicate cut of 100,851m³, with 
an indicative net fill of 153,596m³.  This equates to a net fill of 52,745m³.  However, 
when taking into consideration imported construction materials and excess topsoil, 
the applicant’s engineers anticipate that the site can be designed to achieve a 
subsoil earthworks balance so that no additional material will require to be brought 
onto the site.  The fill at the low point of the site within Housing Area 2 will be as 
much as almost 8m (+7.88m) in some places and the cut at the high point of the 
site at the ridge will be over 5m (-5.39m).  

2.64. It is envisaged that the site will drain to attenuation basins located at the low points 
of the site.  On the northern boundary, the Engineering Assessment and Drainage 
Report states that minimum surface water drainage levels within this area require a 
minimum level of 45m AOD to achieve a connection to the proposed detention 
basin and existing culvert outfall.  In the south (just north of Pirnhall Road) the 
SUDS will sit at approximately 51m AOD.  

2.65. Primary Policy 1 (Placemaking) states that development should be designed and 
sited in relation to the character and amenity of the place where it is located.  Policy 
1.1 (Site Planning) seeks to ensure that new development will contribute in a 
positive manner to the quality of the surrounding built and natural environment.  It 
requires that all new development should consider and respect site topography and 
any surrounding important landmarks (built or natural), views or skylines.  One of 
the conceptual visions of SG08: South Stirling Gateway Masterplan was that 
development on this site would embrace the existing high quality landscape whilst 
promoting sensitive design within it.  One of the key landscape features was the 
local ridge line running north-west to south-east across the centre of the site.  The 
site analysis for the Masterplan concluded that development should protect this 
landscape feature and use it to help shape the layout of development.  The 
Masterplan sought to promote a development which would sit comfortably within its 
setting.  The strategic landscape framework for the site sought to utilise the existing 
landscape features and topography and use these as the starting point for 
development proposals.  One of the strategic site concepts was reinforcing and 
protecting planting along the prominent ridge thereby preventing skylining.  

2.66. Concerns were raised during the consideration of the application that the extent of 
proposed groundworks, with a cut of almost 6m and a fill of almost 8m, could result 
in the loss of much of the character that the current topography gives the area.  
Officers therefore sought to establish whether or not such significant alterations in 
ground levels were required as the only reasonable means to achieve adequate 
drainage across the site before accepting the principle of the ground remodelling.  
To this end the applicant submitted a detailed drainage strategy which was 
reviewed by an independent drainage expert.  The drainage consultant concurred 
with the applicant’s findings; namely, that Area 2 required to be filled to achieve 
appropriate drainage and, therefore, there was a need to utilise material within the 
wider site to ensure costs and associated vehicle movements were within 
reasonable levels.  

2.67. Having agreed the principle of ground remodelling, officers then sought to ensure 
that the landscape ‘fit’ was achieved.  This meant ensuring that levels across the 
site were sensitively handled to reduce any engineering, such as ground retention, 
whilst ensuring that the site related to the adjacent off-site levels.  Changes in 
levels needed to be handled in a way that would ensure that the resulting 
topography appeared as neither artificial nor engineered.  This also had 
implications for any tree retention proposals.  



2.68. The applicant was therefore required to provide details of what the proposed site 
levels could be across the site and also how these could relate to the existing levels 
off site.  The applicant submitted an existing and proposed levels drawing (Indev 
Consulting Ltd drawing number 18-068-43, Title: Grid of Levels) to demonstrate 
how the soil could be handled on site.  However, this did not provide levels outwith 
the site at the western boundary and a further submission simply provided site 
levels at the boundary.  It therefore remains unclear how any proposed alteration in 
levels could be handled between the site and the surrounding land.  This is of 
greater issue on the western boundary where levels vary significantly between the 
site and neighbouring land.  At the ridge on the western boundary the ground level 
is to be reduced by 5m (64.33m AOD within the site compared to 69.39m AOD on 
the boundary) and on the western boundary with Bellway’s site (Application 
reference 17/00946/FUL) the ground is to be increased in height by over 2m.  It 
therefore remains for the detailed submissions to demonstrate that the soil can be 
handled within the site in a manner that would achieve an appropriate landscape fit. 
Conditions have been included to require the submission of information at the 
detailed application stage to demonstrate how this will be achieved. It is therefore 
considered that the development, as submitted, is contrary to Primary Policy 1 
(Placemaking), Policy 1.1 (Site Planning) and SG08: South Stirling Gateway 
Masterplan with regard to achieving a development which respects the site’s 
topography.  It is, however, envisaged that a subsequent application will provide 
sufficient detail to demonstrate that the development will contribute in a positive 
manner to the quality of the surrounding built and natural environment. 

2.69. Ecological Surveys - Habitats and Protected Species: Primary Policy 8 
(Conservation and Enhancement of Biodiversity) requires that, where proposals 
may affect protected species, developers must carry out species surveys and 
produce mitigation plans where required.  Development that may result in activities 
that would normally require a species licence will not be permitted unless the 
applicant can demonstrate that such a licence will be likely to be granted. 
Furthermore, areas not covered by statutory or local designations will have an 
appropriate level of protection if they are deemed to be important for their 
contribution to local biodiversity.  Policy 8.1 (Biodiversity Duty) states that all 
development proposals will be assessed for their potential impact on biodiversity to 
ensure that overall biodiversity is maintained.  

2.70. The applicant submitted an Extended Phase I Habitat Survey in support of the 
application.  The survey included a Phase I habitat survey and a protected species 
survey which considered the potential presence of bats, otters, badgers, water 
voles and breeding birds. Bats and otters are European Protected Species.  

2.71. In terms of habitats, the survey area had 16 Phase I habitat types present and a 
total of 94 species of plants were noted.  None of the habitats within the application 
site were notable for their rarity, quality or extent, therefore habitats and botanical 
species are not considered an ecological constraint for development.  The habitat 
survey, as well as the submitted Ground Investigation Report, noted the presence 
of Giant Hogweed and Japanese Hogweed.  A condition has been included within 
Appendix 1 to ensure that the risk of these invasive species is managed and the 
spread is reduced. 

2.72. In terms of bats, there were 10 trees within the application site boundary suitable 
for use by roosting bats, although there was no evidence of any use at the time of 
survey, and five more adjacent to it.  The buildings surveyed also had bat roost 
potential therefore further survey work to determine bat presence/absence was 
required.  The applicant then submitted the findings of further survey work to 
confirm the presence or absence of bats roosts.  This further survey work 
confirmed the presence of bat roosts: one within the golf centre building that is to 



be demolished to accommodate development and also in a couple of trees at the 
southern end of the site.  A license will be required from Scottish Natural Heritage 
(SNH) to allow the lawful disturbance and destruction of bat roosts in order to 
facilitate the site’s development.  This has been addressed by the inclusion of a 
condition and it is considered that the requirements of Primary Policy 8. 

2.73. With regard to badgers, while there were no badgers within the survey area it was 
noted that they were active within the wider area.  Badgers are not a constraint to 
development but a condition has been included to ensure that best working 
practices are implemented throughout the development to ensure that any impact 
on badgers was kept to a minimum. 

2.74. Otters and water voles are not an ecological constraint to the proposed 
development.  

2.75. There are small numbers of breeding birds present within the application site, 
including scrub and open grassland nesting species.  The application site is 
considered to be of low value for breeding birds.  If the timing of site preparation 
(such as vegetation removal, building demolition, or soil stripping) avoids the bird 
breeding season then this is not a significant ecological constraint.  Should this not 
be possible, then it would be acceptable to have a pre-start update to the bird 
survey undertaken with suitable mitigation where necessary.  This has been 
addressed within the proposed conditions. 

2.76. It is considered that the ecological information submitted in supported of the 
application has demonstrated that the proposal complies with Primary Policy 8 and 
Policy 8.1. 

2.77. Green Belt:  The application site includes two areas of Green Belt: a finger of land 
on the north western side of the site (north of Cat Craig) and an area of ground on 
the south of the site (between Pirnhall Road and Bannockburn Interchange 
(Junction 9 of motorway).  Policy 1.5 (Green Belts) seeks to ensure that 
development preserves the openness of the greenbelt without undermining its core 
role and function by individual or cumulative impacts.  The non-statutory 
supplementary guidance SG03 (Green Belts) provides further guidance on the 
objectives of designating greenbelts in the Stirling area and outlines their core role 
and function.  The area of Green Belt at Whins of Milton/Bannockburn, 
incorporating the Bannock Burn and Cat Craig, is important in its association with 
the Battle of Bannockburn since it provides context for the understanding of the site 
and the identity and character of Bannockburn.  The Green Belt also contributes to 
the wider structure of green space and green corridors present in this area and the 
objectives of the Green Network.  Therefore the Green Belt designation in this area 
seeks to ensure the identity and character of the settlement is protected and that 
the quality and access to open space is enhanced.  

2.78. Since this is an application for planning permission in principle, the applicant has 
sought to identify areas of housing development within a masterplan.  The areas 
within the greenbelt designation are not indicated for development, except a 
possible future park and ride facility within the area to the south of the site and a 
possible golf facility to the northwest.  The applicant has indicated that both the golf 
facility and the park and ride will be undertaken by a third party therefore little 
information is available on what is envisaged within these uses.  Both facilities in 
principle are suitable uses within a greenbelt location however further assessment 
on the impact on the openness of the Green Belt, impact on the battlefield setting 
and the identity and character of the settlement will require to be undertaken once 
details of these uses are available.  With the inclusion of conditions to address this 
matter in Appendix 1, it is considered that this proposal complies with Policy 1.5. 



2.79. Park and Ride Facility: Whilst the park and ride facility is included within the 
description of the proposed development, this facility is a strategic facility rather 
than one required to serve this development.  It is envisaged that the facility will 
provide a hub for express coaches with shuttle bus links to the city centre, in a 
similar manner to the facility which exists at Broxden, Perth.  It is therefore likely 
that such a proposal will be coordinated/proposed by the Council. Primary Policy 3 
(Provision of Infrastructure) states that land necessary for the provision of identified 
and anticipated infrastructure will be safeguarded where appropriate as shown in 
Settlement Statements.  The South Stirling Gateway allocation has under the Key 
Site Requirements that a Park and Ride site is to be provided.  A possible site of 
the Park and Ride, as identified within the allocation’s map, is to the south of 
Pirnhall Road, on a site within the Green Belt.  This application includes little 
information on the park and ride facility other than identifying a possible location in 
conformity with the Settlement Statement.  Such a facility would be permissible in a 
greenbelt location if it is considered to be essential infrastructure supported by 
Local Transport Strategies.  Once details on a Park and Ride facility are available, 
further assessment will need to be undertaken to ensure that the openness of the 
Green Belt is preserved.  Conditions have been proposed to address this matter. It 
is considered, with the inclusion of conditions, that the proposal complies with 
Primary Policy 3 and Policy 1.5 (Green Belts). 

2.80. Golf Facility: The area to the north west of the site is proposed as a possible golf 
driving range or practice holes.  Little detail has been supplied since this facility will 
be provided by a third party.  Whilst the principle of a recreational use within the 
greenbelt is acceptable, this is only where the use is compatible with an agricultural 
or natural countryside setting (Policy 1.5).  There will therefore need to be further 
assessment on the extent of buildings associated with any golf use to ensure that 
there is not an adverse impact on the greenbelt designation.  This has been 
addressed within the conditions proposed in Appendix 1.  Since this proposal 
results in development on all land within the site not designated as Green Belt, it 
reduces the extent of the existing golf facility to a smaller area to the north of Cat 
Craig.  There may therefore be a question over the marketability of such a limited 
area for a golf facility. Policy 1.4 (Outdoor Sports Facilities) requires that the 
redevelopment of outdoor sports facilities will only be acceptable where a 
replacement facility would provide greater benefits or where the site could be 
developed without detriment to the overall quality of provision.  The issue of the 
loss of the golf facility was raised with Sportscotland.  They stated that they would 
not object if the potential golf driving range was removed from the proposal.  Their 
position followed discussion with Scottish Golf, the governing body for golf, and is 
on the basis that the loss of this facility would not be considered to be detrimental 
to golf provision in this area.  Sportscotland’s view was that the existing golf facility, 
Brucefields, serves more as a recreational facility rather than developing the sport 
of golf.  In addition, Sportscotland noted that there are a number of other golf clubs 
in the area which can absorb further capacity and offer specific facilities such as a 
driving range and 9-hole courses.  Since it is recognised that this facility can be 
developed without detriment to the overall quality of golf provision, it is considered 
that the proposal does not run contrary to Policy 1.4 (Outdoor Sports Facilities). 

2.81. Flooding: Scottish Planning Policy states that the planning system should adopt a 
precautionary approach to flood risk.  The planning system should prevent 
development that has a significant probability of being affected by flooding or 
increase the probability of flooding occurring elsewhere.  Planning Authorities are to 
have regard to the probability of flooding from all sources and take flood risk into 
account when determining planning applications.  The application was 
accompanied by a Flood Risk Assessment, as required by the Key Site 
Requirements of the allocated site, and a Drainage Report.  The site is greenfield 



and lies outwith the functional floodplain.  Whilst the Bannock Burn flows in an 
easterly direction close to the site’s north western boundary, the site lies outwith the 
burn’s floodplain, as is highlighted on Scottish Environment Protection Agency’s 
flood map.  Scottish Environment Protection Agency’s maps also show areas of the 
site at risk from pluvial (surface water) flooding which is likely to be associated with 
a minor watercourse and land drainage.  The topography of the site is well above 
the level of the burn (the site is 15m above the level of the burn).  The models used 
in the Flood Risk Assessment demonstrated that the site would be outside of the 
200 year and 1000 year flood extents.  Water levels were predicted to be around 
11m below existing ground levels.  The Council’s Flood section reviewed the 
proposal and had no objection.  It is considered that the proposal meets the 
requirements of Policy 3.2 (Site Drainage).  

2.82. Education: The Key Site Requirements of this allocation include the provision of a 
new primary school within the neighbourhood centre of the development.  Primary 
Policy 3 (Provision of Infrastructure) notes that there will be significant infrastructure 
deficiencies as a result of the scale and location of development within the Plan 
therefore there will be a requirement for the provision of new infrastructure.  
Primary Policy 3 states that land necessary for the provision of identified and 
anticipated infrastructure will be safeguarded as shown in Settlement Statements.  
The Council is currently updating draft supplementary guidance (Developer 
Contributions) which supports Policy 3.3 (Developer Contributions) and sets out the 
level of contributions the council will be expecting developers to pay towards a 
number of infrastructure deficiencies, including education.  Policy 3.3 (Developer 
Contributions) expects developers to make a fair and reasonable contribution, 
which is necessary and proportionate to the scale and nature of the development, 
relative to the provision of primary and secondary education facilities to ensure 
sufficient school capacity is in place to accommodate the development. 

2.83. Primary Sector Provision: In this case, land for a new primary school has been 
identified within the site allocation and this has been included within the applicant’s 
site plan submitted with the application.  The school site is shown in an appropriate 
location relative to the neighbourhood centre and, whilst the school is to be 
provided by the local education authority, a site size of no less than 0.9ha has been 
identified.  It is therefore considered that the location of the site and the provision of 
at least 0.9ha of land is sufficient to conclude that the proposal, as an application in 
principle, is compliant with the relevant policies of the Development Plan (being 
Primary Policy 3: Provision of Infrastructure and Policy 3.3: Developer 
Contributions).  

2.84. The Council’s Education section notes that the development is located within the 
catchment of Bannockburn Primary School but that there is insufficient space within 
that primary school to accommodate all of the children issuing from the 
development.  This means that education mitigation is required.  Education forecast 
this to be in the form of a ten classroom school, based on the current projected 
phasing for the development as detailed in the Housing Land Audit.  The developer 
will be required to pay for the construction of the primary school.  Since the school 
is required to serve the full South Stirling Gateway allocation and this site only 
represents part of that overall development, this applicant will be required to 
contribute to the cost of the school on a pro rata basis.  The cost of this provision 
also includes the cost of providing a fully serviced and remediated site of an 
appropriate size. 

2.85. The details of servicing, remediation and provision of the land and the timing of the 
school provision, including all the costs associated with that, will be identified and 
agreed within a legal agreement. 



2.86. Secondary sector provision: The development lies within the catchment of 
Bannockburn secondary school.  There is not sufficient space at Bannockburn High 
School to accommodate all of the young people issuing from the development and 
as such, education mitigation is required.  The approach taken by Stirling Council is 
to build a high school with sufficient capacity to mitigate for all of the known housing 
development planned in the current Bannockburn High School catchment area.  All 
developers will be required to contribute to the secondary mitigation proportionately 
to the size of their development in accordance with the established cost per unit. 

2.87. The Education Authority will ensure that numbers of pupils issuing from all 
developments in the Bannockburn catchment area are monitored and that the 
secondary sector mitigation plan is appropriate and timely.  The cost per unit for 
secondary provision will be set out within the forthcoming Supplementary Guidance 
for Developer Contributions.  The mechanism for agreeing the rate and level of 
contributions to secondary education provision and the timing for this will require to 
be set out within a legal agreement. 

2.88. It is considered that, with a Legal Agreement in place to ensure that the developer 
contributes to the necessary mitigation package for primary and secondary 
education provision, this proposal meets the requirements of Primary Policy 3 
(Provision of Infrastructure) and Policy 3.3 (Developer Contributions). 

2.89. Former Mining: Primary Policy 6 (Resource Use and Waste Management) 
encourages new development to take place on vacant, derelict or other brownfield 
land.  It notes that unstable land will require to be remediated to a standard 
commensurate with its new use.  The site is located in an area of known previous 
mining activity with unrecorded shallow abandoned mine workings in the Lower 
Knott Coal, Knott Coal and Bannockburn Main Coal.  This results in the potential for 
mining related instability at the surface across large parts of the site.  There is also 
recorded mining at depth (depths in excess of 130m) in coals of the Limestone 
Coal Group however this will not affect surface stability.  5 mine entries were 
recorded on or close to the overall site with the indication that there are 9 
alternative positions for mineshafts within the Corbiewood Stadium area though it is 
suspected that only 4 relate to actual shafts.  Remedial measures therefore require 
to be put in place to address any issues of surface stability and further 
investigations are required to locate former mine shafts.  The applicant will only be 
able to fully investigate the ground conditions once the existing uses have ceased 
and further, more invasive, surveys have been undertaken so these matters have 
been addressed within the proposed conditions (Appendix 1).  Given that this is an 
application in principle, it is considered that Primary Policy 6 has been met by the 
inclusion of a condition requiring the developer to provide full remediation 
information at the detailed, Matters Specified in Condition, stage. 

2.90. Contaminated Land: Primary Policy 6 (Resource Use and Waste Management) 
seeks to ensure that any contaminated land is remediated to a level commensurate 
with its new use.  A Ground Investigation Report was submitted in support of the 
application.  The majority of the application site was greenfield with some limited 
development associated with the golf course therefore no major source of 
contaminant were anticipated.  Given that the site is to be used for housing, further 
investigations need to be undertaken to ensure that any contamination is identified 
and treated to a level suitable for the anticipated end use.  Standard conditions 
have been recommended in Appendix 1 to ensure that a comprehensive 
contaminated land investigation is undertaken and suitable remediation is carried 
out.  It is considered that, with the inclusion of the conditions recommended, that 
the proposal complies with Primary Policy 6. 



2.91. Landscape: The application was initially supported by a Landscape and Visual 
Appraisal at the point of submission however it became evident that this document 
had not taken in to account the extent of ground remodelling proposed.  An 
updated version (August 2019) of the Landscape and Visual Appraisal was then 
submitted.  The appraisal considered the impacts of the proposed development in 
terms of its effect on the physical structure and the aesthetic character of the 
landscape (landscape impact) and its effect on views (visual impact).  The 
appraisal noted the Green Belt and battlefield designations of the site and that it 
lies outwith, but on the fringes of, the Southern Hills Local Landscape Area.  The 
appraisal considered the impact of the proposal from eleven viewpoints ranging 
from viewpoints at the edge of the site to more distant views at the Bannockburn 
Visitor Centre.  It also considered the impact on a range of users such as residents, 
core path users, drivers and visitors and on a range of planning policies (Policy 1.3: 
Green Infrastructure and Open Space; Policy 1.5: Green Belt; Policy 7.2: 
Development within and outwith Conservation Areas; Policy 7.3: Development 
affecting Listed Buildings; Policy 7.8: Development affecting Battlefields, Gardens 
and Designed Landscapes; Policy 9.1: Development Affecting Local Landscape 
Areas; Policy 10.1: Development Impact on Trees and Hedgerows).  In summary, 
the Landscape and Visual Appraisal concluded that when assessed against 
specific criteria relating to landscape policy and the built and cultural heritage of the 
environment, the impact of the proposed development was considered to be either 
low or negligible.  

2.92. The appraisal acknowledged that trees across the main golf course area will be 
removed due to the ground remodelling.  Also, some dispersed trees and lengths of 
hedgerows will be removed to accommodate new built forms, infrastructure and 
sight lines.  However, the appraisal stated that “it is proposed to more than 
compensate for these losses by the implementation of a comprehensive site-wide 
planting strategy, including new structure planting, woodland areas, avenue and 
specimen tree planting and domestic/ornamental planting and hedge planting which 
will be implemented to ensure that key landscape resources are enhanced in line 
with the scale and mix of development proposed.  This will form part of a mitigation 
strategy to be adopted across the site with woodland and structure planting 
potentially forming part of an advanced planting strategy” (para 6.17).  The 
appraisal then considered that, following completion and once the planting strategy 
establishes, the overall residual effect of the development is negligible and 
beneficial.  

2.93. The appraisal also considered that there will be an “impact on the local landscape 
character of the site and its immediate context, changing from an intensively 
managed grassland and agricultural landholding to a high quality mixed use 
development set within a parkland setting and framed by an existing and 
augmented landscape framework of woodland, structure and ornamental planting” 
(para 6.20).  The appraisal also discussed the “introduction of a substantial green 
buffer along the southern and western fringes of the site which will incorporate and 
extend existing tree cover in this area (para 6.29)”.  All the foregoing leads to the 
conclusion in the appraisal that the potential impacts of the development upon the 
landscape and townscape character will be minimal.  It is clear that much of the 
appraisal is reliant on mitigation, in the form of woodland tree cover, to substantiate 
the opinion that the effects of the development on the landscape and visual 
character will be low.  The appraisal concludes that the proposed mitigation 
measures, as set out within the document, “will be fully incorporated into the 
landscape component of the development strategy to ensure that any impacts upon 
the landscape resource, landscape character, landscape quality and visual amenity 
resulting from the mixed use development are minimised” (para 8.3).  It is therefore 
important to ensure that the landscape framework, as referred to in the appraisal, is 



forthcoming at the detailed application stage.  This has been addressed in the 
conditions proposed.  It is considered that, with the mitigation proposed being 
assured through the implementation of the conditions, the proposed development 
complies with Primary Policies 1 (Placemaking), 9 (Managing Landscape Change) 
and 7 (Historic Environment) and Policies 1.1 (Site Planning); 1.3 (Green 
Infrastructure and Open Space); 1.5 (Green Belt); 7.2 (Development within and 
outwith Conservation Areas); 7.3 (Development affecting Listed Buildings); 7.8 
(Development affecting Battlefields, Gardens and Designed Landscapes); 9.1 
(Development Affecting Local Landscape Areas) and 10.1 (Development Impact on 
Trees and Hedgerows) with respect to landscape and visual impact.  It is noted that 
the development will not respect the existing topography and that most of the 
existing trees and hedgerows within the site will be removed to accommodate 
development however, with the inclusion of the landscape framework as set out in 
the appraisal, it is considered that, on balance, the proposal complied with the 
aforementioned policies of the Development Plan.  

2.94. Impact on Historic Assets including Battlefield designation: Primary Policy 7 
(Historic Environment) seeks to ensure that the historic environment and the setting 
of its component features are safeguarded, preserved and enhanced. Policy 7.8 
(Development affecting Battlefields, Gardens and Designed Landscapes) states 
that development which would have a significant adverse effect upon the landscape 
features, character and setting of sites listed in the Inventory of Historic Battlefields 
will not be supported unless it can be demonstrated that the overall integrity and 
character of the battlefield area will not be compromised.  Proposals affecting these 
designated sites must have an appropriate level of mitigation to conserve and 
enhance the essential characteristics, historic value and setting of the battlefield.  

2.95. The Landscape and Visual Appraisal, submitted in support of the application, 
considered the impact of the development on the setting of the designated 
battlefields of Bannockburn and Sauchieburn.  It noted that during the time of the 
battles the area would have had a strong rural character with areas of open land 
interspersed with large areas of woodland.  It noted that this rural character has 
been eroded over time as the area has become urbanised.  Whilst some open 
areas still survive, it is acknowledged that with the further expansion of Stirling with 
the South Stirling Gateway development, the battlefield sites will be further eroded.  
The appraisal considers that to protect the integrity of the battlefield sites two key 
features need to be safeguarded: i) the green space along the A872 corridor as it 
crosses over Bannock Burn, and ii) Cat Craig.  

2.96. The appraisal considers that the corridor of green space will be protected by the 
inclusion of the golf facility in the north western corner of the site, between Cat 
Craig and the Bannock Burn valley.  Also, garden grounds backing on to the 
southern and eastern fringes of Cat Craig will push the built form away to preserve 
the existing skyline created by the historic wooded feature.  The appraisal consider 
that with a site-wide planting strategy to the fringes of Cat Craig and around the 
periphery of the golf facility, the site will become more wooded and the character 
and quality of these important remaining green spaces will be protected.  The 
appraisal also consider that the reduced height of the ridge, resulting from the 
ground remodelling, will have no effect on the integrity of the battle sites since the 
inter-visibility of Cat Craig within the wider battlefield sites area will remain 
unaffected.  

2.97. Historic Environment Scotland noted that no significant impacts were identified on 
either of the Inventory battlefields.  Since the appraisal did identify impacts, Historic 
Environment Scotland stated that any opportunity for mitigation and enhancement 
should be taken in line with the Managing Change in the Historic Environment 
Guidance Note on Historic Battlefields (2016).  This is particularly the case since 



the development will result in a large area of open ground being developed which is 
likely to have an impact on the character and context of the battlefield landscape.  
As the Battlefield guidance advises, careful consideration should be given to 
development layout, building design and landscape design.  It is considered that 
these matters have been addressed in the conditions which require the submission 
of detailed landscape proposals as part of a subsequent application and as such 
Primary Policy 7 and Policy 7.8 have been met.  

2.98. Open Space Provision: As set out in Primary Policy 1 (Placemaking), 
development should contribute to the implementation of the Council’s Open Space 
Strategy and Green Network objectives. Policy 1.3 (Green Infrastructure and Open 
Space) requires new development to incorporate accessible multifunctional open 
space of the appropriate quantity and quality to meet the needs arising from the 
development.  The Policy also requires that the long term maintenance of the open 
space is secured. Policy 3.3 (Developer Contributions) requires that contributions to 
off-site provision will only be sought where on-site provision is not appropriate.  

2.99. The Council’s Open Space Strategy requires developers to ensure that open 
spaces are integrated and planned in a development; that they are multi-functional 
and connected.  Such an approach prevents the provision of small ‘left-over’ areas 
of unconnected open space that offer little benefit to the local community.  The 
approach within the Open Space Strategy is embedded in SG02 (Green Networks) 
to ensure that developers fully consider open space in their developments. SG02 
(Green Networks) sets the expected quantity of open space as 144m² per housing 
unit (60m² per person).  It requires that amenity greenspace should be provided at 
a rate of 8m² per person and equipped playspace of 2m² per person.  

2.100. SG08 South Stirling Gateway Masterplan identified an area of land to the north of 
the site as a proposed equipped play area to serve both the existing and new 
communities.  It also identified a linear park through the centre of the development 
to provide a formal area of open space intended to serve the development. 
Concerns were initially raised with the developer that the proposal did not include 
the strategy play space to the north and that the linear park had been marginalised 
since the proposal located it next to the housing on Muiralehouse Road and 
amalgamated with what the SG08 Masterplan had allocated as a landscape buffer. 
One of the reasons that the linear park was located centrally within SG08 
Masterplan was to break up the extent of build development pockets and provide a 
counter-balance to it.  The applicant stated that the revised location of the linear 
park provided a better green space to the housing on Muiralehouse Road and the 
eastern side of the site while also providing more direct links to the play space to 
the north.  Since residents would have access to Cat Craig in the west and the 
linear park on the east, the applicant queried the need for the linear park to be 
centrally located.  Given that the play space identified to the north of the site is 
outwith this application boundary and is owned by a third party, this meant that the 
applicant could not utilise this land as play space nor could the council take 
contributions towards play provision in this area, since it was not within the 
council’s ownership. 

2.101. The Local Development Plan policies require that an appropriate level of open 
space is provided within proposals to serve the needs arising from the 
development.  It is also important to ensure that, as each phase of the development 
comes forward, an associated level of open space is secured. Moreover, that areas 
of open space are defined at the outset to ensure that the overall provision is at an 
acceptable level.  Whilst the submission was supported by an ‘Open Space 
Concept Landscape Strategy’ drawing, a ‘Landscape and Play Strategy’ report and 
a number of ‘Open Space Landscape Layout’ plans, these were concept drawings 



and would be subject to change as the layout may alter in the future detailed 
submissions. 

2.102. Due to concerns regarding the re-alignment of the linear park and the loss of the 
play space to the north, the applicant was asked to demonstrate that the 
appropriate quantity and quality of open space was being provided in compliance 
with Policy 1.3 and SG02 (Green Networks).  It should be noted that the applicant 
is only required to provide sufficient open space to serve the development rather 
than the provision of the open space to serve the allocated site.  

2.103. Using SG02’s figures, this development would need to provide 3,840m² (0.384ha) 
of play space and 15,360m² (1.536ha) amenity greenspace.  The applicant 
submitted a masterplan which detailed the open space thereby providing evidence 
that play space of 0.391ha and amenity greenspace of 1.693ha, as well as other 
types of open space (structural landscape, green link), was being set aside within 
the development.  It is considered that the applicant has demonstrated that the 
proposal will provide the necessary quantity of open space to meet the needs 
arising from this development and that in this respect the proposal accords with the 
relevant policies of the Development Plan.  Conditions have been proposed to 
ensure that the areas of open space identified by the applicant are retained in any 
future detailed submission and also that the quality of these open spaces will be 
sufficient to meet policy requirements. It is considered that the proposal meets the 
requirements of Primary Policy 1 and Policy 1.3.  

2.104. Access/Transport: Policy 1.1 (Site Planning) states that all proposals must be 
accessed safely and that all streets and open spaces should be designed in a 
manner so as to create safe, accessible, inclusive places for people, which are 
easily navigable, particularly on foot, bicycle and public transport. Policy 1.2 
(Design Process) states that Masterplans will be prepared to provide a 
comprehensive approach to the provision, design and location of uses, open space 
and infrastructure. Policy 3.1 (Addressing Travel Demands of New Development) 
seeks to ensure that accessible (walking, cycling, public transport and motor 
vehicles) developments are created.  This policy is supported by Draft 
supplementary guidance (Transport and Access for New Development) which sets 
out the requirements for new developments so that the Council can consider how 
access and transport issues are evaluated to ensure development occurs in an 
appropriate manner.  SG08 (South Stirling Gateway Masterplan) recognised that 
the South Stirling Gateway site has a good internal road link, connecting with the 
A91 and A872, and that the site offers the opportunity to provide a bus link through 
the site. Key vehicle access points (Primary access on to the A91 and secondary 
access onto the A872) were identified though it was acknowledged that the detailed 
design would come through in planning applications.  It was envisaged that Pirnhall 
Road would be retained and upgraded in the development while maintaining 
access to Muiralehouse Road.  

2.105. The applicant submitted a Transport Assessment in support of the application.  The 
purpose of a Transport Assessment is to assess the impact of a development on 
the surrounding network and highlight mitigation measures that are required to 
ensure a fully integrated and connected development is delivered.  

2.106. The Transport Assessment considered 1,100 residential units, the neighbourhood 
centre (including retail floor space and other local services) and a new primary 
school.  The Transport Assessment therefore considered the transport impact of 
the South Stirling Gateway allocation rather than simply an assessment of the 
transport impact of the proposed development.  It was noted that a proposed Park 
& Ride and a golf facility were not included in the Transport Assessment.  Given 
that the golf facility was not considered as a peak hour traffic generator and that the 



Park & Ride is to be delivered with a view to removing car traffic from the 
surrounding network, the Transport Development Team considered that the 
exclusion of these items from the Transport Assessment was acceptable.  

2.107. Since this is an application in principle, there are no details of the proposed roads 
through the site.  However, the applicant has stated that it is their intention to retain 
Pirnhall Road but to downgrade its use to a cycle/pedestrian route for sections of its 
length. This will mean that where certain sections of Pirnhall Road are required for 
access, to agricultural land or residential properties, this will remain the case.  Full 
details of the relationship between Pirnhall Road and the site and how Pirnhall 
Road will tie in with the new road will come through in further applications.  For the 
purposes of assessing an application in principle the planning authority need to 
ensure that the site can be accessed appropriately from the main route, namely the 
A91 and A872.  The Transport Development Team had extensive discussions with 
the applicant and there were many variations on the layouts of the accesses onto 
these routes.  All this work culminated in the submission of drawings for the 
proposed accesses at the A91 and A872 that demonstrated a safe and compliant 
means of accessing the site given the level of usage.  As set out in SG08 South 
Stirling Gateway Masterplan, the proposal includes a primary access from the A91 
and a secondary access from the A872.  The Transport Development Team have 
requested the inclusion of conditions to ensure that the primary access is provided 
prior to the occupation of any unit and, since the primary access is suitable to serve 
up to 300 units, the secondary access is required on the occupation of the 301 
dwelling. 

2.108. The Transport Development Team accepted the findings of the applicant’s 
Transport Assessment and had no objection to the proposal subject to a number of 
conditions, which have been included within Appendix 1, and a legal agreement.  
The requirements of the legal agreement in this case were three-fold: firstly, to 
ensure that the applicant provided a financial contribution to address the 
development’s contribution to the cumulative traffic impacts within the area.  
Secondly, to provide a financial contribution to upgrade two Core Paths due to the 
intensification of use resulting from this development and, thirdly, prior to the 
occupation of the 301st residential unit, the provision of a financial contribution for 
mitigation measures at the Milton Terrace junction.  

2.109. Most of the conditions proposed by the Transport Development Team related to 
more standard issues such as ensuring the site can be accessed safely, that 
internal junctions are appropriately dimensioned and that there is sufficient car and 
cycle parking.  However, some conditions also related to more individual matters 
such as seeking to ensure that land adjacent to the A91 was safeguarded to allow 
for the future widening of the A91.  

2.110. Whilst not a matter that arose in the Transport Development Team response, it is 
also important to ensure that by agreeing to the principle of the new access 
arrangements in this proposal, and corresponding internal road arrangements as 
they come forward in detailed proposals, there are no obstacles placed in the way 
of the remainder of the allocated land being accessed and developed.  It is 
acknowledged that the creation of a ransom strip is a civil, and not a planning, 
matter.  However, if a ransom situation arose as a direct result of the planning 
authority accepting a new road/access arrangement then the fact that the 
remainder of the allocation could not be developed (or would not be effective) 
would be a planning matter.  It is also noted that the issue of access from 
neighbouring land was raised by third parties, particularly those that had an interest 
in developing their land as part of the allocation.  Rather than upgrading the Pirnhall 
Road, as set out in SG08 South Stirling Gateway Masterplan, the applicant intends 
to leave sections of the road as cycle/footways and instead provide sections of new 



road within this site.  This results in parcels of land, identified for development as 
part of the South Stirling Gateway Local Plan allocation, no longer having access 
onto an upgraded Pirnhall Road.  It would also not be appropriate for future 
developers to then upgrade Pirnhall Road since this would not only result in the 
loss of the cycle/footpath this applicant proposes, but it would also result in two 
large access roads almost running parallel to one another.  Given that by the 
applicant’s proposal, the access options available to future developers to parcels of 
development land will be significantly reduced, it is appropriate to ensure that this 
applicant does not put any barriers in place for other parts of the allocation to be 
developed.  A condition has been recommended in Appendix 1 to ensure that this 
developer takes all necessary access roads right up to their boundary to facilitate 
access to neighbouring land and that these access roads are provided prior to the 
occupation of the first residential unit.  This condition will address potential issues 
constraining the development of the remainder of the site.  

2.111. As stated previously within this section, a Legal Agreement will be required to 
ensure that the applicant contributes to a mitigation package to reduce the 
transport impacts arising from this development.  Transport Scotland also assessed 
the impact of this development on their Trunk Road assets, particularly Pirnhall 
Junction (Junction 9 of the M9).  It is accepted that there will be an impact on 
Pirnhall Junction arising from this development in combination with other 
developments to the south of Stirling such as Durieshill.  This was identified within 
the Key Site Requirements of the development plan site allocation (M9 Junction 9 
Pirnhall interchange improvements required).  Survey work has been undertaken, 
mainly in connection with the Durieshill proposal, to consider solutions to ensure 
that the already constrained Pirnhall Junction will still be capable of functioning 
when the traffic from South Stirling Gateway and Durieshill are using the junction. 
Transport Scotland has been consulted on the design of the junction solution, costs 
have been based on this and impacts have been apportioned between the two 
developments.  It is considered that South Stirling Gateway will contribute 10% of 
the impact at Pirnhall Junction and so it is anticipated that this developer will 
contribute financially to provide mitigation for their share of the impact.  These 
contributions will be agreed through a legal agreement and it was on this basis that 
Transport Scotland had no objection to the proposal. 

2.112. In light of the foregoing, it is considered that this proposal meets the requirements 
set out in Policy 1.1 (Site Planning), Policy 1.2 (Design Process) and Policy 3.1 
(Addressing Travel Demands of New Development).  

2.113. Affordable Housing/Mixed House Types: Policy 2.2 (Planning for Mixed 
Communities and Affordable Housing) of the Development Plan requires that all 
new residential development schemes provide a range of housing of different types 
and sizes, as well as different types and tenures.  The SG08 South Stirling 
Gateway Masterplan, while recognising that the primary use throughout the site 
would be that of residential, requires that the site will incorporate a range of house 
types, sizes and tenures.  As identified in the description of this proposal, the 
applicant proposes to provide 25% affordable units within the total number of 
residential units.  A condition has been proposed to ensure that each phase of the 
development will incorporate at least 25% affordable to ensure that the affordable 
units come forward as part of the early stages of development.  It is considered that 
the proposal, as far as related to a planning permission in principle application, 
complies with the requirements set out in Policy 2.2. 

2.114. Trees: Policy 10.1 (Development Impact on Trees and Hedgerows) seeks to 
ensure that development proposals provides protection from adverse impacts 
resulting from development to important individual trees, groups of trees or 
hedgerows.  The applicant had outlined that the trees on site were to be removed 



due to the extensive, site wide, ground remodelling exercise.  Whilst the loss of all 
the trees within the application site is far from an ideal situation, the principle is 
accepted given the applicant’s need to achieve appropriate drainage.  However, 
concerns were raised with the applicant regarding an individually significant oak 
tree (identified as Tree 219: Pedunculate Oak) at the site boundary.  It is a tree that 
would have been part of the wider Bannockburn House estate.  It is classified as 
being of A1 condition and is about 250 years old.  

2.115. Policy 9.3 (Landscape and Planting in Association with Development) requires that 
all development proposals should identify and safeguard existing landscape or 
planting features where these make a valuable contribution to the local landscape 
character, biodiversity, cultural heritage or amenity.  The oak tree (Tree 219) is 
irreplaceable in terms of wildlife, amenity, historic and biodiversity value.  During 
the processing of this application the applicant has submitted sections indicating 
how the soil can be contoured or retained outwith the tree’s root protection area to 
ensure the long term retention of the tree.  A condition has been included within 
Appendix 1 to ensure that both the handling of the soil and the future development 
of the site around the tree take account of this old oak to ensure its survival.  

2.116. Policy 10.1 states that development proposals should provide protection to trees 
and hedgerows but also notes that trees will be removed.  Where removal is 
proposed, compensatory planting should be considered.  Therefore, subject to the 
inclusion of conditions requiring sufficient planting within future landscape 
proposals and a condition to protect a particularly valuable tree, it is considered that 
the proposal complies with Policy 10.1 and Policy 9.3.  

2.117. Retail and Commercial Uses: The proposal includes the provision for local 
retail/commercial uses comprising of Classes 1 (Shops), 2 (financial, professional 
and other services), 3 (café/restaurant), 4 (business/offices) and sui generis (hot 
food takeaway).  The Local Development Plan allocation includes within this site 
R09 but with the ‘retail floorspace to be confirmed’.  The Key Site Requirements 
include the provision of a ‘neighbourhood centre to include provision of new primary 
school, retail floorspace and other local services’.  The non-statutory 
supplementary guidance SG08 (South Stirling Gateway Masterplan) highlighted 
that a superstore had been envisaged on land within the allocation but outwith this 
site.  The Council had originally sought to include a ‘retail superstore’ (convenience 
retail of at least 2,500sqm²) within the site.  However, the Reporter at the 
Examination into the Proposed Plan (Nov 2017) amended this to ‘retail floorspace’ 
thereby allowing flexibility so that the nature and quantity of the retail floorspace 
could be determined as detailed proposals evolved.  It should be noted that the 
Reporter still intended for the retail to be ‘convenience’ retail since the alteration 
within Appendix A of the Plan (Schedule of Development Sites, Section 3, Retail 
Sites) was to replace ‘convenience superstore’ with ‘convenience retail’.  It is 
therefore consistent to ensure that any retail proposed within this application is 
limited to convenience retail as the development description leaves this aspect 
open-ended.  

2.118. It is considered appropriate to accept the commercial uses proposed provided the 
retail element is of a level consistent with the role and function of this local centre 
(small scale convenience retailing).  This will ensure the protection of the vitality 
and viability of other centres within the network hierarchy and accord with Policies 
2.6 (Supporting Town Centres), 2.7 (Retail and Footfall Generating Uses) and 2.8 
(Sites Suitable for a Mix of Uses) as well as Scottish Planning Policy’s policy of 
‘town centre first’ approach.  Accordingly, a condition has been proposed within 
Appendix 1 to restrict the retail element to small scale convenience retailing.  Such 
a restriction would also be consistent with the thrust of the application since the 
applicant’s Transport Assessment, for example, considered the trip rates for the 



retail and employment elements of the proposal as local small-scale facilities 
thereby not amounting to a trip attractor from beyond the site boundary.  

2.119. While a Class 3 use (café/restaurant) and sui generis (hot food takeaway) use are 
accepted in principle, a condition has been recommended to ensure that any future 
application demonstrates that the amenity of existing or future occupiers will not be 
adversely affected by such a use.  This approach is consistent with Policy 2.6 
(Supporting Town Centres).  

2.120. Business uses (Class 4: offices) were not proposed within this part of the allocated 
site. Instead, B10 (7.9ha in total) on the opposite side of the Glasgow Road was 
allocated within the South Stirling Gateway site for business use.  However, this 
application seeks to include some complimentary commercial uses within the 
residential development to enhance the small community centre and widen the 
marketing potential of the commercial units.  It is considered that the inclusion of 
small office units are acceptable since this will assist in supporting a vibrant and 
prosperous newly established community.  It is considered that this is consistent 
with Policy 2.5 (Employment Development).  Since a Class 4 use is defined as a 
business use that can be carried on in any residential area without detriment to the 
amenity of that area by reason of noise, vibration, smell, fumes, smoke, soot, ash, 
dust or grit, it is not considered necessary to include any conditions to address the 
matter of amenity.  

2.121. Noise: Noise is a material planning consideration and must be given due weight 
when determining an application.  The application was supported by a Noise 
Constraints Assessment which sought to determine whether or not noise was a 
constraint to the development.  The noise risk assessment determined that the 
boundaries of the site with A91 to the south, Glasgow Road (A872) to the west and 
associated roundabout to the south are subject to Medium Risk with the remainder 
of the site being of Low to Negligible Risk during the daytime and night-time 
periods.  The Noise Constraints Assessment determined that it is necessary that 
Good Acoustic Design is incorporated into the design for areas bordering the roads, 
especially the A91 and A872.  It recommended the inclusion of suitable noise 
conditions in order to address specific acoustic design aspects of the site and to 
ensure that the specific acoustic design details are included in the finished 
development.  A suitably worded condition has therefore been incorporated within 
Appendix 1 to ensure that noise is not a constraint to development. 

2.122. Archaeology: The development plan’s Key Site Requirements for the South 
Stirling Gateway allocation included a requirement to evaluate and mitigate the 
potential impact on the Battle of Bannockburn and Sauchieburn Inventory sites. 
SG08 South Stirling Gateway Masterplan acknowledged that the site has important 
connections to the Battle of Bannockburn and Sauchieburn and concluded that 
there is a high potential for unearthed remains.  Primary Policy 7 (Historic 
Environment) requires that the historic environment is managed and that relevant 
development proposals are assessed for the potential to harbour undiscovered 
heritage assets including archaeology.  Policy 7.1 (Archaeology and Historic 
Building Recording) requires where there is the possibility that archaeological 
remains may exist, but their extent and significance is unclear, that the developer 
undertakes an evaluation prior to the determination of any planning application in 
order to establish the importance of the site, its sensitivity to development and the 
most appropriate means for preserving or recording surviving archaeological 
features. In compliance with Policy 7.1, the applicant submitted an archaeological 
desk based assessment of the allocated site which defined the historic environment 
baseline and provided an assessment of the potential for impacts upon known and 
potential heritage assets.  The initial desk based report considered the historic land 
use by reviewing maps while taking into account historic designations and 



reviewing sites already recorded.  The report considered that battlefield 
archaeology was rare given the date of Bannockburn (14th century) and that 
previous archaeological investigations had failed to identify any remains associated 
with the battle.  It considered that there may be a possibility of a Roman road (road 
alignment possibly 200m west of the site) but any associated buried remains were 
likely to have been affected by ploughing and Pirnhall Colliery. 

2.123. Since the initial report submitted in support of the application was undertaken in 
2011, a further assessment was submitted (November 2019) to provide a more up 
to date assessment and related solely to the application site, rather than the whole 
allocated site.  The updated Desk-Based Assessment was undertaken in line with 
Historic Environment Scotland (HES) guidance Managing Change in the Historic 
Environment: Historic Battlefields (2016) and with Stirling Council’s Supplementary 
Planning Guidance on Battlefields (2019).  The assessment sought to consider the 
archaeological and heritage value of the site and identify the potential for the 
development to impact upon archaeological sites, both known and potential, 
located within the site and the surrounding area.  

2.124. The assessment indicated that there is low potential for remains to be present on 
the site, even those associated with the Battlefields.  It is likely that the extent and 
condition of some surviving remains have been previously impacted upon by 
historical mining and the construction of Brucefields Golf Club.  An Archaeological 
Written Scheme of Investigation (Metal Detecting Survey and Archaeological 
Evaluation, 2018) to further assess the archaeological potential of the site, 
including the potential for battlefield archaeology, was produced and agreed with 
the council’s Archaeology Officer since ‘low potential for remains’ still means that 
the site could contain remains.  The Archaeological Written Scheme of 
Investigation excluded the area of land within the site where the golf facility is 
proposed and most of the land where the Park and Ride is proposed (except areas 
of proposed new road).  It should be noted that both these areas also lie within a 
greenbelt designation.  The Written Scheme of Investigation set out the 
methodology of the metal detecting and trail trenching, how the results were to be 
reported and any required mitigation.  All of the foregoing will be overseen by the 
Council’s archaeologist who will evaluate whether there will be a need for any 
further evaluation or mitigation works.  The Council’s archaeologist has already 
reviewed the documentation submitted by the applicant and is content that the 
archaeological assets that the site may content will be appropriately safeguarded 
subject to the inclusion of a condition requiring the developer to secure the 
implementation of a programme of archaeological works.  This condition has been 
included within Appendix 1.  It is considered that the applicant has submitted 
sufficient information to demonstrate that Primary Policy 7 (Historic Environment) 
and Policy 7.1 (Archaeology and Historic Building Recording) have been met for 
the purposes of an application for planning permission in principle. 

2.125. Air Quality:  Air quality is a material planning consideration and must be given due 
weight when determining an application.  The planning application was supported 
by an Air Quality Assessment.  The Assessment considered the potential for the 
development to cause air quality impacts at nearby sensitive locations as a result of 
emissions associated with the construction phases fugitive dust emission, as well 
as additional road vehicle exhaust emissions generated by the operational phase of 
the development.  An Air Quality Assessment was therefore required to determine 
baseline conditions, quantify pollutant levels across the site and provide 
consideration for the proposed end-use and potential effects as a result of the 
proposals.  

 



2.126. In assessing the emissions associated with the construction phases fugitive dust 
emission, the Assessment concluded that the potential construction phase air 
quality impacts from fugitive dust emissions could be reduced to an acceptable 
level by the use of good practice control measures.  

2.127. The Assessment also considered dispersion modelling in order to predict pollutant 
concentrations across the proposed site as a result of emissions from the local 
highway network (NO2, PM10 and PM2.5).  The results indicated that pollutant levels 
across the site were within the relevant air quality standards level and, as such, the 
location was considered suitable for housing without the inclusion of mitigation 
methods.  Additionally, the Assessment concluded that overall impacts on pollutant 
levels as a result of operational phase pollutant emissions were predicted to be not 
significant.  The Assessment therefore demonstrated that air quality issues were 
not considered a constraint to the proposed development.  Environmental Health 
were content with the applicant’s assessment subject to the implementation of the 
measures to mitigate dust generation.  SEPA noted that the applicant’s Air Quality 
Impact Assessment was carried out in line with the relevant Technical Guidance 
and that the dispersion modelling predicted a slight negative impact on some 
residential receptors due to NO2 emissions from additional traffic.  However, SEPA 
agreed with the conclusions that no air quality objectives are predicted to be 
exceeded and therefore had no objection to the development with regard to air 
quality.  It is therefore considered that the proposal satisfies Primary Policy 1(e) in 
that the proposal will have minimal adverse impact on air quality.  

2.128. Legal Agreement: Primary Policy 3 (Provision of Infrastructure) recognises that 
there will be significant infrastructure deficiencies as a result of the scale and 
location of development within the Plan therefore infrastructure provision and 
enhancement is likely to require input from developers.  Policy 3.3 (Developer 
Contributions) sets out that developer contributions will be sought where a 
development (or combination of developments) creates a need for new, extended 
or improved public infrastructure, facilities or services.  Developers will be required 
to make a fair and reasonable contribution, which is necessary and proportionate, 
to the scale and nature of the development.  The draft supplementary guidance on 
Developer Contributions (Feb 2019) recognises the additional pressure placed on 
infrastructure as a result of new development and that the development industry is 
required to provide mitigation through contributions.  The draft supplementary 
guidance sets out the types and threshold of development for which contributions 
will be sought and the amounts payable.  It should be noted that while the 
supplementary guidance sets out the amounts payable, such calculations were 
undertaken based on the information available at the time of drafting the guidance.  
During negotiations on any legal agreement it is likely that the contributions will be 
recalculated based on the most up to date information available.  Nonetheless, the 
guidance and the figures given below provide a reasonable overview of 
contributions.  

2.129. Affordable housing developed by the Council or a Registered Social Landlord will 
not require to pay contributions because their current funding arrangements for 
these developments do not enable developer contribution payments.  It is 
anticipated that the allocation will generate approximately 1100 units of which 800 
will be provided in this development.  Of the 800 units proposed in this application, 
the developer is required to pay contributions on the market units only i.e. 600 units 
(75% of 800, 25% being affordable housing). 

2.130. As referred to within the above assessment, there are a number of infrastructure 
deficiencies that will need to be addressed through funding or provision set out 
within a legal agreement.  These will include: 



2.131. Primary and secondary education:  Securing developer contributions to the 
provision of primary and secondary education capacity.  As set out in SG08 South 
Stirling Gateway Masterplan and allocation H055, the applicant must finance their 
share of a new primary school including the provision of sufficient serviced and 
remediated land and contribute to secondary school provision.  The draft 
supplementary guidance on Developer Contributions anticipates the contribution to 
the mitigation for primary schools to be £7,933 per new house and the mitigation for 
secondary schools to be £5,254 per new house.  Noting that the figures exclude 
land costs and also that 1 bed units do not pay a contribution.  

2.132. Transport:  Contribution towards mitigating the development’s impact at the 
M9/Pirnhall Junction.  

2.133. Contribution towards mitigating cumulative traffic impacts within the Local Plan area 
- The City Area Transport Plan, within the Council’s Local Transport Strategy, 
identifies a package of essential measures which will mitigate the cumulative 
impact of development identified in the Stirling Local Development Plan 2018.  As a 
medium or large trip generating development, a financial contribution is required to 
address the development’s contribution to the cumulative traffic impacts within the 
area. Given the information the applicant provided in the Transport Assessment, a 
developer contribution of £333,455 has been calculated for this proposal. 

2.134. Contribution towards mitigating traffic impacts occurring in the immediate vicinity of 
the development - identified through an audit of the applicant’s Transport 
Assessment.  This included financial contributions in respect of mitigation proposals 
for the Milton Terrace junction and for upgrades to the core paths (9078Bb/09 and 
9078Bb/15). 

2.135. Health: The draft supplementary guidance on Developer Contributions had a 
developer contribution of £2,078 per new house towards healthcare.  This figure 
was based on the cost of providing additional healthcare facilities in relation to the 
additional pressure brought by developments in constrained GP practice catchment 
areas.  More recently this contribution has been revised to £973 per unit. 

2.136. Waste: The draft supplementary guidance on Developer Contributions had a 
developer contribution of £60 per residential unit to the cost of receptacle provision 
and £42 per residential unit to the cost of the Household Waste Recycling Centre at 
Polmaise.  The overall developer contribution to waste is therefore £102 per 
residential unit. 

2.137. Affordable Housing: The Legal Agreement will ensure 25% of the total number of 
units are affordable and will clarify what types of housing constitute affordable.  
Whilst the council has a preference for the provision of on-site affordable housing, 
the legal agreement will ensure that, if for some reason such provision is not 
forthcoming, sufficient developer contributions will be secured to ensure the 
developer’s obligations are met.  

2.138. Open Space: The draft supplementary guidance on Developer Contributions allows 
for £1,000 per unit towards the off-site provision of open space.  This will not be a 
requirement in respect of this application since the developer has indicated their 
commitment to onsite provision. Securing the onsite provision of open space has 
been addressed in the proposed conditions.  

 

 

 



3. Implications 

Equalities Impact 

3.1. This application was assessed in terms of equality and human rights.  Any impact 
has been identified in the Consideration/Assessment section of this report. 

Sustainability and Environmental 

3.2. An Environmental Impact Assessment is not required. The applicant’s agent, 
Halliday Fraser Munro, requested a screening opinion in February 2018. The 
Council published a response to the screening request stating that an 
Environmental Impact Assessment was not sought since it was considered that it 
would not result in significant effects on the environment. 

Fairer Scotland Duty 

3.3. This section is not applicable. 

Other Policy Implications 

3.4. All relevant policies have been set out in Considerations within this report. 

Consultations 

3.5. As set out in Considerations within this report.  

4. Background Papers 

4.1. Planning Application file 18/00850/PPP.  File can be viewed online at: View 
Application 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 11049 LP-001 Rev C 
 

02B Site Plan 11049 / MP-001 Rev S 
 

03 Details 18-068-39D 
 

04 Details 18-068-42 
 

05A Details 18-068-43 RevA 
 

06 Site Plan 11049/MP-001 Rev S Open 
 

07 Sections 18-068-48 RevE 
 

 

5. Appendices 

5.1. Appendix 1 – Proposed conditions. 

5.2. Appendix 2 – Applicant’s Masterplan. 
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APPENDIX 1 

 

MIXED USE DEVELOPMENT COMPRISING CIRCA 800 NEW HOMES (PRIVATE AND 
25% AFFORDABLE), PROVISION FOR LOCAL RETAIL/COMMERCIAL USES 

COMPRISING OF CLASSES 1, 2, 3, 4 AND SUI GENERIS (HOT FOOD TAKEAWAY), A 
PRIMARY SCHOOL, A PARK AND RIDE FACILITY AND A GOLF FACILITY WITH 

ASSOCIATED INFRASTRUCTURE, EARTHWORKS, LANDSCAPING, PLAY AREAS 
AND PUBLIC OPEN SPACE AT LAND NORTH EAST OF PIRNHALL AND SOUTH WEST 

OF BANNOCKBURN,BANNOCKBURN - TULLOCH HOMES LTD & PERSIMMON 
HOMES (EAST SCOTLAND) LTD - 18/00850/PPP 

 

Approve, subject to the following conditions 

1. Matters Specified in Conditions:  Prior to the commencement of development on 
site, a further application shall be submitted to and approved in writing by the planning 
authority. The development shall then proceed in accordance with that approval. The 
further application shall include the following details: 

a)  Layout and Design of Site: The layout and design of the site including all proposed 
buildings and other structures, roads including means of access, footpaths and cyclepaths, 
car and cycle parking, boundary enclosures, foul drainage, surface water drainage and open 
space (including identifying private ground and common areas) and acoustic design details. 
The layout and design of the site shall take account of public water infrastructure and mining 
constraints including any required stand‐off distances whilst excluding from built 
development the areas of active and passive open space as identified within Drawing 
11049/MP‐001 Rev S (Open Space). 

 
b) Plans, Sections and Elevations: Plans, sections and elevations of all buildings and other 
structures, indicating the type and colour of all external materials. Sectional drawings shall 
demonstrate the proposed buildings in relation to the existing and proposed ground levels. 

 
c) Hard and Soft Landscaping: Hard and soft landscaping details including the location of all 
retained and proposed trees, hedges and shrubs; a schedule of plants to comprise species, 
plant size and proposed number/density; a programme of implementation and; details of 
the future maintenance arrangements for open space and landscaped areas. 

 
d) Levels: i) A detailed levels survey of the site and cross sections showing 
proposed finished ground and floor levels relative to existing ground levels and a 
fixed datum point. These details shall include the location of any remaining trees 
within or adjacent to the site boundaries (including root protection areas); 
ii) Full details of how the proposed site levels will tie-in to the existing levels outwith 
the site whilst demonstrating that the need for engineered solutions has been omitted 
or minimised to achieve an appropriate landscape fit; 
iii) Specific details of engineering works required for any proposed cut and fill 
exercises to be carried out on site. 

e) Phasing Plan: A phasing plan which sets out the programme of works detailing the 
proposed phasing for the provision of the roads, housing (including affordable housing), 
commercial units, structural landscaping, provision of play equipment and other associated 
works for each phase of the development.  
 



f) Design and Access Strategy: A Design and Access Strategy for the whole site which sets 
out the relationship of the various elements within the detailed proposal and explains how a 
distinctive, welcoming, connected, safe, adaptable and resource efficient development is 
achieved. The strategy will reference elements such as access, key buildings, landscaping 
and open space.  

 
g) Contaminated Land: A report on the findings of a contaminated land investigation and 
risk assessment that shall be conducted in accordance with a recognised code of practice 
such as British Standards Institution "The Investigation of Potentially Contaminated Sites – 
Code of Practice (BS 10175:2011)" and; if required by the findings of that report, a 
remediation statement setting out how the condition of the site will be made suitable for 
the intended use by removing unacceptable risks to all relevant and statutory receptors.  

 
h) Foul and Surface Water Drainage: Foul and surface water drainage arrangements 
including a drainage assessment setting out how surface water from the development is to 
be treated and attenuated by a sustainable drainage system (SuDS).   

 
i) Ensuring Access to Third Party Land: A detailed plan demonstrating how access 
will be provided to all the parcels of land identified on the Masterplan Framework 
Diagram (Drawing Number 11049/MP-001 Rev S) as ‘Future Development (by 
others)’ and coloured blue shall be submitted to the planning authority for written 
agreement. The access roads shall then be formed, in accordance with the approved 
details, prior to the occupation of the first residential unit. 
 
j) Golf and Park and Ride Facilities: Whilst the principle of a recreational use or 
essential infrastructure use is accepted, any future application must include a 
landscape and visual impact assessment which demonstrates the respective facility’s 
compatibility with the core role and function of the Green Belt in compliance with Policy 
1.5 of the adopted Local Development Plan 2018. 

 
k) Class 3 and Sui Generis Uses: Whilst the principle of Class 3 and sui generis 
(hot food takeaway) uses is accepted, any future application must demonstrate that 
such a use would not be detrimental to the occupiers (existing and future) of adjacent 
properties by virtue of noise, disturbance or odour. 

2. Mining: Further Investigations (Mine Entries): With regard to condition 1(a) above, prior to 
the commencement of works on site a report shall be submitted for written approval of the 
planning authority which sets out the findings arising from the further site investigations to 
locate the recorded mine entries, including details of the extent and nature of the remedial 
works  necessary.  The  report  shall  be  supported by  the  submission of  a  layout  plan which 
identifies the exact location of the recorded mine entries, as established on site, appropriate 
zones of influence for these mine entries, and the definition of suitable ‘no‐build’ zones; in 
order to demonstrate that the layout of the development has been informed by the location 
of the mine shafts.  
 

3. Mining:  Detailed  Scheme  of  Remedial Works:  Following  the  further  site  investigations,  a 
detailed scheme of remedial works shall be submitted for written approval of the planning 
authority and implemented thereafter. The scheme of remedial works shall address the risk 
from shallow workings and implementation of the approved remedial works shall take place 
prior to the construction of buildings, roads or other above ground structures within that area. 
 

4. Affordable Housing Provision: In accordance with the information to be submitted in relation 
to condition 1(e), the applicant shall demonstrate that a minimum of 25% of the total housing 



unit numbers within each development phase of this development hereby approved shall be 
affordable (as defined in the Stirling Local Development Plan, 2018, Glossary of Terms) and 
that such provision addresses the needs arising within the area, unless otherwise agreed in 
writing with the Planning Authority. 

 
5. Provision of Open Space: In accordance with the information to be submitted in relation to 

condition 1(e), the applicant shall demonstrate that an appropriate level of amenity and play 
space to serve the residents of each phase of development shall be provided in accordance 
with  Stirling  Council’s  supplementary  guidance  SG02  Green  Networks  which  requires  a 
minimum of 8m² per person amenity space and 2m² per person of equipped play space. 

 
6. Access:  That  before  development  commences  on  site  details  shall  be  submitted  to  and 

approved  in writing by the Planning Authority demonstrating how and when the proposed 
connection from the A91 to A872 Glasgow Road will be delivered. Thereafter the access link 
shall be completed in accordance with the details approved under this condition and condition 
1(a). 

 
7. Bats: Prior  to  the  commencement of development  (including demolition or  tree works),  a 

further assessment to establish the presence or absence of bats shall be undertaken. These 
surveys  shall  include:  two dusk bat  emergence  surveys  and one dawn bat  return  to  roost 
survey, with at least two of these completed during the key active bat season May – August 
inclusive (one in September being permissible if necessary). No works shall take place on site 
if  the presence of bats  is  established until  an appropriate  license has been obtained  from 
Scottish Natural Heritage. 

 
8. Programme of Archaeological Works: No works shall take place within the development site 

until the developer has secured the implementation of a programme of archaeological works 
in  accordance  with  a  written  scheme  of  investigation  which  has  been  submitted  by  the 
applicant, agreed by the Stirling Council Planning Officer (Archaeology), and approved by the 
Planning  Authority.  Thereafter  the  developer  shall  ensure  that  the  programme  of 
archaeological  works  is  fully  implemented  and  that  all  recording  and  recovery  of 
archaeological resources within the development site is undertaken to the satisfaction of the 
Planning Authority in agreement with the Stirling Council Planning Officer (Archaeology). Such 
a  programme  of  works  could  include  some  or  all  of  the  following  historical  research, 
excavation, post‐excavation assessment and analysis, publication in an appropriate academic 
journal and archiving. 
 

9. A91 Road Mitigation – Primary Vehicular Access: No dwelling shall be occupied within the 
application site until the vehicular access into the site from the A91 is laid out and constructed 
substantially in accordance with Transport Planning Ltd Drawing No. TP529/SK/003C2, (and 
must  include  facilities  for  a  dynamic  control  system),  or  such  other  drawings  as  may  be 
subsequently  approved  in  writing  by  the  Planning  Authority  in  consultation  with  Stirling 
Council Transport Development. 

 
10. A872 Road Mitigation – Secondary Vehicular Access: Prior to  the occupation of  the 301st 

dwelling within the application site, the vehicular access into the site from the A872 shall be 
laid out and constructed substantially in accordance with Transport Planning Ltd Drawing No. 
TP259/SK/211B,  (and must  include  facilities  for  a  dynamic  control  system),  or  such  other 
drawings  as  may  be  subsequently  approved  in  writing  by  the  Planning  Authority  in 
consultation with Stirling Council Transport Development. 

 



11. Swept Path Analysis: Prior to the occupation of any dwellings within the application site, a 
swept path analysis of the proposed site layout shall be submitted to and approved in writing 
by the Planning Authority  in consultation with Stirling Council Transport Development. The 
swept path analysis shall include a fire tender, refuse vehicle, bus and pantechnicon. 

 
12. Internal Junction Visibility: Visibility requirements within the site shall comply with Designing 

Streets Guidance. A 2.4 metre x 25 metre (subject to design speed) minimum splay shall be 
provided at all internal junctions. Forward visibility on the inside of bends shall be a minimum 
of 25 metres and within these splays there shall be no obstruction to visibility over 0.6 metres 
in height above adjoining carriageway level. 
 

13. Street  Lighting: No  residential  unit  shall  be occupied prior  to  the  installation of operating 
street lighting and footways (where appropriate) serving that residential unit. 

 
14. Surface  Water  Drainage:  The  surface  water  drainage  system  shall  be  designed  to  the 

requirements  and  satisfaction  of  SEPA,  The  Water  Authority  and  Stirling  Council,  taking 
account  of  the  sustainable  urban  drainage  (SUDS)  principles  and  in  accordance  with  the 
guidance given in ‘SUDS for Roads’. The SUDS strategy will include details of measures to be 
employed during the construction phase of the project. 

 
15. Park & Ride – Transport Statement: Prior to the commencement of the development of a 

Park  and  Ride,  a  Transport  Statement  (which  is  to  be  fully  scoped  with  Stirling  Council 
Transport Development), which quantifies and demonstrates that the travel demands can be 
accommodated  at  both  the  A872  and  A91  vehicular  accesses  shall  be  submitted  to  and 
approved in writing by the Planning Authority. 

 
16. Parking  Requirements: Parking  requirements,  including  disabled  spaces  and  cycle  parking 

provision, shall be provided in accordance with Draft Supplementary Guidance Transport and 
Access  for New Developments. Driveways  shall be dimensioned either 3 metre wide  x 5.5 
metre long (single car) or 5.5 metre wide x 5.5 metre long/3 metre wide x 11 metre long (2 
cars) or a combination of the two to accommodate three cars. Parking spaces within private 
car parks/parking courts shall be dimensioned 2.5 metre x 5 metre and be served by a 6 metre 
aisle width. 

 
17. Safeguarding of Land – A91 Mitigation: A minimum 25 metre stand‐off distance (or other 

such lesser distance as may be agreed with Stirling Council’s Transport Development Team) 
between the edge of the existing A91 (northern kerbline) and any built development shall be 
established and maintained free from development thereafter. 

 
18. Path  and  Active  Travel  Network  –  Access  Management  Strategy: No  residential  unit  in 

connection  with  the  permission  hereby  granted  shall  be  occupied  until  an  Access 
Management Strategy for the internal path and active travel network, to cover the full period 
of  construction works/operations,  has  been  submitted  to  and  approved  in  writing  by  the 
Planning Authority in consultation with Stirling Council Transport Development. 
 

19. Facilities  for  Buses  –  Provision  of  Bus  Stops  and  Turning  Facilities: No  residential  unit  in 
connection with the permission hereby granted shall be occupied until a plan demonstrating 
how and where interim facilities for bus turning areas will be provided. The interim facilities 
will be in place until such time as there is the provision of a fully compliant route between the 
A91 and the A872. 

 



20. Waste Collection: Specific on‐street collection points for domestic waste collection shall be 
established for bin multiples of 2 – a minimum of 3 pairs to a maximum of 5 pairs per collection 
point.  The  maximum  distances  that  any  one  household  should  be  required  to  move  a 
receptacle in this regard will be 50m.   

 
21. Travel Plan: No unit shall be occupied until a comprehensive Travel Plan has been submitted 

to and approved in writing by the Planning Authority.  The approved Travel Plan shall then be 
implemented within the timescales set out within it.  The Travel Plan shall set out proposals 
for  reducing  dependency  on  the  private  car  against  approved  targets  of  the  Transport 
Assessment  (December  2018)  and  identify  measures  to  be  implemented,  the  system  of 
management,  enforcement,  monitoring,  review  and  funding  arrangement  to  sustain 
commitments for the duration of the Travel Plan. 

 
22. Construction  Traffic Management  Plan  (CTMP): No development  shall  commence  on  site 

until  a  Construction  Traffic  Management  Plan  (including  a  routing  plan  for  construction 
vehicles)  has  been  submitted  to,  and  approved  in writing  by,  the  Planning  Authority.  The 
approved Construction Traffic Management Plan shall be implemented prior to development 
commencing and remain in place until the development is complete. 
 

23. Speed  Limit  (A91): No  development  shall  take  place  on  the  construction  of  the  primary 
vehicular access on the A91 until a Traffic Regulation Order is in place which limits the speed 
of traffic on the A91 between Pirnhall and Greencornhills junctions to no more than 40mph. 

 
24. Speed Limit (A872): No development shall take place on the construction of the secondary 

vehicular access on the A872 until a Traffic Regulation Order is in place which limits the speed 
of traffic on the A872 between Pirnhall and Milton roundabout to no more than 40mph. 

 
25. Ultra‐Low Emissions Vehicles (“ULEV”) Charging Strategy: No residential unit in connection 

with the permission hereby approved shall be occupied until an Ultra‐Low Emissions Vehicles 
(ULEV)  charging  strategy,  required  to  support  a  network  of  charge  points  and  associated 
infrastructure within the site, has been submitted to and approved by the Planning Authority. 
The charging strategy shall include an appropriate method to calculate the level of 
demand for ULEV charge points based on levels of usage/uptake rates, and taking into 
account future usage predictions, as required to determine a proportionate level of 
ULEV charging and infrastructure provision at any point during the construction period.  
However, as a minimum the provision of ULEV charge points shall not be fewer than 
1 rapid charge point per 10 communal parking spaces, or part thereof, as relative to 
each communal parking court/area as defined in the detailed plans, and as illustrated 
below: 

 

 

Thereafter, the agreed ULEV strategy shall be updated at regular intervals 
commencing from date of completion of the 100th residential unit and at 100 residential 
unit completions thereafter, until the completion of construction related operations. 

26. Ultra-Low Emission Vehicle (“ULEV”) Charging Points: Details of the ULEV charge 
points shall include: 



a) Confirmation of the level of provision, type and power level, and ducting 
infrastructure for all residential and non-residential uses. The level and type of 
provision relating to both charge points and electricity infrastructure shall be in 
accordance with the ULEV Charging Strategy submitted under Condition 25 above; 

b) Plans, at a scale no greater than 1:250, detailing how charge points and associated 
infrastructure would be integrated into the specific layout of communal parking courts 
in relation to flatted developments; 

c) A timescale for implementation of charge points and associated infrastructure as it 
relates to the completion of development in each phase, sub-phase; and, 

d) Outline detail of a communication pack to be provided to each household on first 
occupation explaining how they can access electric car charging infrastructure. 

The scheme shall be carried out in accordance with the approved details and 
implemented in line with the approved timescales. 

27. Cycle Parking: Cycle parking shall be provided in accordance with the Parking 
Standards provided in Stirling Council's Supplementary Guidance (Draft): Transport 
and Access for New Developments (July 2019), or any updated version thereof as 
effective from the date the further application is made. Cycle spaces shall be a 
combination of secure sheds or lockers (for employees), and ‘Sheffield’ style stands 
(for visitors).  Cycle parking shall be located in a convenient and secure location(s) and 
shall be available prior to the occupation of the first commercial unit. 

 
28. Limitations on Retail: The Class 1 use hereby approved shall be limited to 

convenience retail, as defined within the Local Development Plan, 2018: Glossary of 
Terms. Any retail proposal coming forward from this permission shall clarify and justify 
the floor area and nature of the intended provision and demonstrate compliance with 
the retailing policies of the Local Development Plan. 
 

29. Air Quality/Dust Mitigation Measures: The development shall be carried out in 
accordance with the fugitive dust mitigation measures set out within Table 20 of 
Section 5.1.3 in the REC Air Quality Assessment document AQ104829R1 dated 
November 2018 and submitted in support of the application. 

 
30. Comprehensive Contaminated Land Investigation: In accordance with condition 

1(f) and prior to commencement of any site works, a comprehensive contaminated 
land investigation shall be submitted to and approved by the Planning Authority in 
writing. The investigation shall be completed in accordance with a recognised code of 
practice such as British Standards Institution "The Investigation of Potentially 
Contaminated Sites – Code of Practice (BS 10175:2011)". The report must include a 
site specific risk assessment of all relevant pollutant linkages, as required in Scottish 
Executive Planning Advice Note 33. 
 

31. Detailed Remediation Strategy: Where the risks assessment identifies any 
unacceptable risk or risks as defined under Part IIA of the Environmental Protection 
Act 1990, a detailed remediation strategy shall be submitted to the Planning Authority 
for approval. No works, other than investigative works, shall be carried out on the site 
prior to receipt of written approval of the remediation strategy by the Planning Authority. 
 



32. Remediation: Remediation of the site shall be carried out in accordance with the 
approved remediation plan. Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 
 

33. Confirmation Work Carried Out: On completion of the remediation works and prior 
to the site being occupied, the developer shall submit a report to the Planning Authority 
confirming the works have been carried out in accordance with the remediation plan. 
 

34. Unsuspected or Unencountered Contamination: The presence of any previously 
unsuspected or unencountered contamination that becomes evident during the 
development of the site shall be brought to the attention of the Planning Authority within 
one week. At this stage, a comprehensive contaminated land investigation s hall be 
carried out if requested by the Planning Authority. 
 

35. Invasive Non-Native Plants: Prior to the occupation of any residential unit hereby 
approved vegetation clearance or treatment of the identified invasive non-native plants 
(Japanese Knotweed, Giant Hogweed and Himalayan Balsam) shall be undertaken in 
a controlled manner to ensure eradication or reduce further spread, as appropriate.  
This shall be undertaken in accordance with the recommendations set out within The 
Invasive Weeds Survey produced by KleerKut (Ground Investigation Report, Appendix 
3). 
 

36. Badgers: Throughout the development the series of best practice working methods 
(as set out at paragraph 8.4 of the Extended Phase I Habitat Survey, undertaken by 
Acorna Ecology Ltd and submitted in support of the application) shall be implemented. 
 

37. Breeding Birds: Any site preparation works such as vegetation removal, building 
demolition or soil stripping, shall be undertaken between September and March to 
avoid the bird breeding season.  Where the aforementioned is shown not to be 
possible, the site shall be checked by an ecologist for breeding bird activity and 
appropriate buffer zones established around any active nests or areas with dependent 
young. 
 

38. Extent of Permission: This permission extends to permitting housing development 
only within the areas identified as such on the masterplan accompanying the 
application (Drawing number 11049/MP-001, Rev S). There shall be no housing, or 
other development that does not conform to Policy 1.5 of the Adopted Local 
Development Plan 2018, within the areas designated as greenbelt as set out in the 
aforementioned Development Plan. 
 

39. Surface Water Discharge Rate: The surface water discharge rate shall be no more 
than 4.51 per ha. 
 

40. Road Alignment to the South: This permission does not extend to the acceptance of 
a new road alignment of Pirnhall Road on the south of the site since this land is within 
the green belt. Full details of the proposed road alignment within the site shall be 
brought forward in subsequent applications and the road alignment of Pirnhall Road 
shall remain unaltered unless otherwise agreed with the Planning Authority. 
 

41. Retention of Amenity, Play and Other Open Space: No development shall take 
place on the areas of open space as set out within Drawing 11049/MP-001 Rev S 
(Open Space) unless otherwise agreed in writing with the planning authority. 
 

42. Retention and Protection of Oak Tree (Tree 219): The Pedunculate Oak tree 
(identified as 219 on Alan Motion Tree Consulting Ltd’s drawing titled ‘Tree Survey as 



existing’, Drawing Number PH-SSG-TS-05) shall be protected throughout the 
development and retained thereafter unless otherwise agreed in writing with the 
Planning Authority.  No development shall take place within the Root Protection Area 
labelled as an ‘Exclusion Zone’ on the Indev Consult Ltd drawing ‘Indicative Site 
Sections Through Pirnhall Road’, Drawing number 18-068-48, Rev E. 
 

43. Acoustic Design Details: Having regard to condition 1(a), (b), (c) and (d) fully detailed 
proposals of the acoustic design and specification of the attenuation measures to be 
incorporated within/around buildings adjacent to the A91 shall be submitted to the 
Planning Authority for written approval prior to any work commencing on the erection 
of buildings on the eastern side of the site 
 

44. Broadband Connectivity: Prior to the occupation of the first dwelling on site, the 
developer shall install the necessary infrastructure to enable the houses to be 
connected to the existing fibre optic network, where available, and in accordance with 
the relevant telecommunications provider’s standards. 
 

45. Park and Ride Site Access Maintained: The developer shall not erect any physical 
barriers or otherwise physically restrict access to the area of land identified within the 
development plan as the site for the Park and Ride.  
 
 

Reasons:  

1. Matters Specified in Conditions:  To ensure that the matters referred to are given 
full consideration and to accord with Section 59 of the Town and Country Planning 
(Scotland) Act 1997, as amended by the Planning etc. (Scotland) Act 2006. 

 
2. Mining: Further investigations (Mine Entries): In order to demonstrate that the 

layout of the development has been informed by the location of the mine shafts. 
 
3. Mining: Detailed Scheme of Remedial Works: To ensure that the land is 

appropriately remediated for its end use. 
 
4. Affordable Housing Provision: To ensure that a sufficient level of affordable housing 

is provided commensurate with the rate of overall housing development on the site. 
 
5. Provision of Open Space: To ensure that a sufficient level of amenity and play space 

is provided commensurate with the rate of overall housing development on the site. 
 
6. Access: To ensure that sufficient land is retained within the overall layout to 

accommodate the proposed road and to ensure agreement regarding the timing of 
provision. 

 
7. Bats: To ensure that bat surveys are up to date and appropriate mitigation is in place 

for the loss or disturbance of bat roosts. Furthermore, that legislative requirements 
related to bats have been met. 

 
8. Programme of Archaeological Works: To safeguard and record the archaeological 

potential of the area. 
 

9. A91 Road Mitigation – Primary Vehicular Access: To ensure the development 
provides a safe and efficient vehicular access in a timely manner. 

 
10. A872 Road Mitigation – Secondary Vehicular Access: To comply with Stirling 

Council Development Roads: Guidelines and Specifications, in respect of a secondary 



vehicular access point being provided which adheres to the maximum number of 
dwellings that can be served by a single vehicular access. 

 
11. Swept Path Analysis: In the interests of road safety and the effective management of 

the internal road network within the development. 
 
12. Internal Junction Visibility: In the interests of road safety and the effective 

management of the transport network. 
 
13. Street Lighting: In the interests of road safety and to ensure the provision of adequate 

pedestrian facilities. 
 
14. Surface Water Drainage: To ensure the treatment and attenuation of surface water 

within the development. 
 
15. Park & Ride – Transport Statement: To ensure sufficient information is submitted to 

determine compliance with the Masterplan, Local Development Plan, and in the 
interests of the safe operation of the road network. 

 
16. Parking Requirements: To ensure that there is sufficient parking provided to serve 

the needs of all users within the development and that the parking is appropriately 
dimensioned. 

 
17. Safeguarding of Land – A91 Mitigation: To ensure that sufficient land is safeguarded 

for the purpose of widening the A91. 
 
18. Path and Active Travel Network – Access Management Strategy: To ensure that 

the development offers the opportunity for residents to travel on foot safely during 
phased construction works. 

 
19. Facilities for Buses – Provision of Bus Stops and Turning Facilities: To ensure 

that the development offers the opportunity for residents to travel by bus early in the 
development build period. 
 

20. Waste Collection: To ensure that domestic waste collection points have been taken 
account of within the development. 

 
21. Travel Plan: In the interests of sustainable transport and order to reduce the impact 

on the transport network as a result of private motorised travel. 
 
22. Construction Traffic Management Plan (CTMP): To ensure the impacts of 

construction vehicles are fully understood and mitigated. 
 
23. Speed Limit (A91): In order to ensure safe and efficient multimodal access is provided 

for the proposed development. 
 
24. Speed Limit (A872): In order to ensure safe and efficient multimodal access is 

provided for the proposed development. 
 
25. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy: To ensure the 

provision of appropriate charging infrastructure to encourage and sustain the uptake 
of ULEV in the interests of sustainability and local air quality, and to establish a 
minimum level of provision in accordance with ‘Delivering Clean Air for Scotland’ 
guidance. 

 
26. Ultra-Low Emission Vehicle (“ULEV”) Charging Points: In the interests of air 

quality and sustainability, and in order to comply with the requirements of Stirling 
Council Supplementary Guidance Transport and Access for New Developments. 



 
27. Cycle Parking: In order to ensure that adequate and appropriate cycle parking 

provision is provided to support a modal shift towards sustainable travel. 
 
28. Limitations on Retail: To ensure consistency with the role and function of this local 

centre, to protect the vitality and viability of other centres within the network hierarchy 
and to adhere to the policy of town centre first as set out within Scottish Planning 
Policy. 

 
29. Air Quality/Dust Mitigation Measures: In order to reduce the residual effect of dust 

generating activities to "not significant" as demonstrated within the supporting 
documentation. 

 
30. Comprehensive Contaminated Land Investigation: To ensure potential risks arising 

from previous site uses have been fully assessed. 
 
31. Detailed Remediation Strategy: To ensure the proposed remediation plan is suitable. 
 
32. Remediation: To ensure the remedial works are carried out to the agreed protocol. 
 
33. Confirmation Work Carried Out: To provide verification the remediation has been 

carried out to the Authority's satisfaction. 
 
34. Unsuspected or Unencountered Contamination: To ensure all contamination within 

the site is dealt with. 
 
35. Invasive Non-Native Plants: To ensure that non-native invasive species do not cause 

harm to the environment and to ensure compliance with the Wildlife and Countryside 
Act 1981. 

 
36. Badgers: To safeguard badgers and minimise any impact resulting from the 

development. 
 
37. Breeding Birds: To maintain a high due regard for the potential for breeding birds to 

be present within the application site and to ensure that breeding birds are not 
adversely affected by the development. 

 
38. Extent of Permission: For the avoidance of doubt and to preserve the openness of 

the Green Belt whilst ensuring that development does undermine its core role and 
function. 
 

39. Surface Water Discharge Rate: To ensure the appropriate management of surface 
water.  

 
40. Road Alignment to the South: To minimise encroachment into the greenbelt. 
 
41. Retention of Amenity, Place and Other Open Space: To ensure that an appropriate 

level of open space is provided to serve the development in compliance with the figures 
set out in SG02: Green Networks. 

 
42. Retention and Protection of Oak Tree (Tree 219): To ensure that this landscape 

feature is protected throughout the development and is retained thereafter since it 
makes a valuable contribution to the local landscape character, biodiversity, cultural 
heritage and amenity of the area. 

 
43. Acoustic Design Details: To ensure that acoustic design has been taken into account 

in the development and to protect the amenity of future occupiers. 
 



44. Broadband Connectivity: So that the necessary infrastructure to enable fibre-based 
high-speed broadband in the new homes is available in accordance with Primary Policy 
3 of the Stirling Council Local Development Plan 2018. 

 
45. Park and Ride Site Access Maintained: To ensure that access is retained so that a 

future, strategic infrastructure project can be achieved.  
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